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INTRODUCTION 


San  Francisco  is  a unique  city,  unlike  many  others  its  size.  It 
has  many  individual  characteristics  which  affect  shopping  patterns. 

Some  of  these  characteristics  which  contribute  to  the  diversity  and 
vitality  of  neighborhood  commercial  districts  are  different  and 
distinct  residential  neighborhoods  , varied  topography  and  peninsular 
location,  a cosmopolitan  and  sophisticated  population  with  many  , 
singles,  young  couples  and  senior  citizens,  a strong  transit  habit,  and 
a large  visitor  trade. 

This  report  is  an  assemblage  of  information  on  the  subject  of 
neighborhood  commercial  districts  in  San  Francisco.  Extensive  field 
work  was  done  to  provide  descriptions  of  individual  commercial 
districts  in  San  Francisco's  many  neighborhoods.  Recent  trends  are 
discussed  and  conditions  affecting  the  vitality  of  commercial  districts 
are  analyzed  for  all  areas  of  the  city.  This  report  does  not,  however, 
address  San  Francisco's  role  in  the  Bay  Area  retail  market.  That  topic 
is  addressed  in  the  separate  report.  Commercial  Trends, 

The  material  presented  is  part  of  the  background  information  for 
preparation  of  the  Commerce  and  Industry  Element  of  the  City's  Compre- 
hensive Plan. 
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SUMMARY 


In  1952,  the  Department  of  City  Planning  published  a report  which 
predicted  rapid  expansion  and  new  development  of  shopping  centers  in 
San  Francisco  with  a concomitant  decrease  in  vitality  of  traditional 
strip  commercial  developments.  To  a large  extent  this  prediction  has 
not  proven  accurate.  There  has  been  a slight  tendency  in  new  San 
Francisco  construction  to  build  park-and-shop  facilities  similar  to  the 
new  shopping  centers  being  built  in  suburban  areas.  However,  the 
established  pattern  of  commercial  development  in  San  Francisco  has 
endured  and  most  of  the  city's  nearly  ninety  commercial  districts  are 
linear  in  configuration. 


BUSINESS  AND  PAYROLL  TAXES 

1.  In  1974,  a total  of  37,848  business  establishments  in  San 
Francisco  paid  $24,704,360  in  business  and  payroll  taxes  to 
the  City  based  on  business  activity  in  all  fields  including 
retailing,  wholesaling r trucking  and  hauling,  hotels  and 
apartments  (4+  units),  etc. 

2.  In  1974,  $18.8  million,  or  76  percent  of  the  total  business 
tax  was  collected  from  businesses  located  in  the  northeast 
quadrant  (north  of  Townsend,  east  of  Van  Ness) . An  uncertain 
portion  of  this  amount  includes  central  payment  of  branch 
accounts  by  main  offices. 

3.  Business  establishments  paying  taxes  are  located  on  2837.49 
acres  of  land,  equal  to  12.23  percent  of  total  San  Francisco 
acreage.  The  average  amount  of  tax  collected  per  acre 
throughout  the  city  was  $8,706  in  1974.  Within  the  northeast 
quadrant  average  tax  collected  was  $21,755  per  acre.  In 

the  remainder  of  the  city,  the  average  tax  collected  was 
$2,980  per  acre. 

4.  Between  1972  and  1974  total  tax  receipts  increased  16.5  per- 
cent, from  $21,203,303  to  $24,712,017.  When  these  figures 
are  adjusted  to  reflect  inflation,  the  change  in  1967 
Constant  Dollars  is  very  slight,  from  $16,941,439  to 
$16,754,747,  a decrease  of  1.1  percent. 
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NEIGHBORHOOD  COMMERCIAL  DISTRICTS 

1.  There  are  nearly  ninety  neighborhood  commercial  districts  in 
San  Francisco  ranging  in  size  from  one  or  two  stores  to  400 
businesses  functioning  together  as  a shopping  area.  The  pre- 
dominant physical  configuration  of  these  districts  is  the 
traditional  linear  strip  commercial  development  (71  percent) . 

The  remainder  are  either  nodes  (17  percent)  or  shopping 
centers  (12  percent) . 

2.  In  a windshield  survey  of  ground  floor  storefronts,  roughly 
one-third  of  the  commercial  districts  were  found  to  have  no 
vacancies,  one- third  have  a vacancy  rate  of  1.0  - 5.9  percent, 
and  one-third  have  a vacancy  rate  of  6.0  percent  or  higher. 

3.  Half  the  districts  surveyed  have  extensive  residential  use 
above  the  first  floor  and  one-fourth  have  almost  no  residential 
use  above  the  first  floor.  Less  than  a quarter  of  the 
districts  have  severe  disruptions  in  continuity  of  ground  floor 
commercial  frontage  due  to  residential  or  auto-oriented  uses. 

4.  Most  districts  have  well  maintained  building  facades;  some  need 
cosmetic  repairs  such  as  paint  or  sign  renovation;  about  15  per- 
cent of  the  districts  have  some  buildings  which  appear  to  need 
extensive  repairs. 

5.  Half  the  districts  have  a moderate  amount  of  street  landscaping, 
only  a tenth  have  extensive  street  trees  and  the  remainder  have 
little  or  no  landscaping. 

6.  All  the  districts  surveyed  have  an  immediate  walk-in  trade,  about 
three  quarters  appear  to  have  a trade  area  extending  to  planning 
area  boundaries,  about  a quarter  of  the  districts  have  a citywide 
clientele  and  fewer  than  ten  attract  a regional  or  tourist  trade. 

7.  Nearly  all  districts  have  stores  selling  convenience  goods  and 
services  (groceries,  laundries,  shoe  repair  shops,  etc.).  Less 
than  three  quarters  carry  at  least  some  comparison  goods  (clothing, 
appliances,  etc.).  Half  the  districts  have  professional  offices. 
About  fifteen  percent  have  a reputation  for  a concentration  of  a 
specialty  item  such  as  antiques,  restaurants,  building  materials, 
etc . 

8.  Half  the  districts  have  more  than  two  lanes  of  traffic  providing 
access  to  the  district  and  most  of  these  also  have  a significant 
amount  of  traffic  not  related  to  shopping  trips. 
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9.  Transit  access  to  commercial  districts  is  good;  one  quarter  of 
the  districts  have  Muni  Metro  service  and  nearly  three  quarters 
are  served  by  more  than  one  bus  line. 

10.  Automobile  orientation  is  strong  in  three  quarters  of  the 
districts  but  does  not  always  hamper  pedestrian  access.  Half 
the  districts  also  have  a strong  pedestrian  orientation. 


CITYWIDE  CONCERNS 

1.  Major  rezoning  efforts  in  1960  caused  a reduction  in  the  size 
of  commercial  districts  throughout  the  city  which  left  many 
commercial  uses  outside  commercial  zones.  These  nonconforming 
uses  have  been  managed  under  a program  which  allows  some  uses 
to  remain  and  sets  a 1980  termination  date  for  others.  The 
Department  is  currently  studying  the  question  of  which  uses 
should  be  granted  permanent  status,  terminated,  or  given  condi- 
tional extensions  beyond  1980. 

2.  An  important  characteristic  of  a healthy  commercial  district 

is  an  uninterrupted  ground  floor  commercial  frontage.  Vacancies, 
residential  use,  driveways  and  parking  lots  dilute  the  advan- 
tages of  a concentrated  retail  environment.  At  the  same  time, 
residential  use  above  commercial  units  can  enhance  the  urban 
atmosphere.  In  some  commercial  districts  businesses  which  can- 
not afford  ground  floor  commercial  space  compete  with  residents 
for  second  story  occupancy.  Strategies  to  maintain  ground  floor 
commercial  continuity  and  to  achieve  the  optimal  mix  of  second 
story  uses  are  being  studied  within  the  context  of  the  Resi- 
dential Zoning  Study  and  a Commercial  and  Industrial  Zoning  Study 
which  will  begin  later  this  year. 

3.  Changing  economic  conditions,  changes  in  consumer  preferences, 
and  shifts  in  the  local  residential  population  have  brought 
changes  to  neighborhood  commercial  districts.  Some  districts  are 
declining  in  vitality  and  will  require  assistance  in  determining 
the  most  effective  means  to  improve  the  business  climate  and 
adjust  to  new  consumer  demand  levels.  Other  districts  are  expand- 
ing or  experiencing  increased  activity  and  sales  volume.  These 
districts  may  need  monitoring  to  prevent  adverse  effects  of  too 
much  growth  such  as  increased  traffic  congestion  and  competition 
for  parking  spaces. 
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4.  Increased  vitality  can  also  mean  that  smaller,  independent,  local 
businessmen  are  replaced  by  exclusive  specialty  stores  or  larger 
franchise  operations.  The  three  most  common  uses  which  are  re- 
placing small  businesses  are  branch  banks  and  savings  and  loan 
institutions,  drive-in  uses  (banks,  cleaners,  fast  food  establish 
ments,  service  stations) , and  privately  operated  parking  lots. 

In  order  for  these  larger  uses  to  fit  into  the  existing  districts 
it  is  necessary  for  them  to  displace  several  small  businesses  to 
accumulate  land  parcels  of  sufficient  size.  Renovation  or 
remodeling  is  usually  not  feasible  so  the  eventual  result  is 
demolition  and  reconstruction.  To  mitigate  adverse  effects  of 
these  new  uses  the  Department  has  developed  design  guidelines  for 
the  development  of  parking  lots,  fast  food  establishments,  and 
financial  institutions. 

5.  Heavy  automobile  traffic  in  commercial  districts  which  were 
developed  prior  to  the  increase  in  automobile  use  has  caused 
congestion  which  limits  pedestrian  activity,  hampers  stock 
deliveries  in  areas  without  off-street  loading  facilities,  and 
creates  competition  for  parking  spaces.  The  Department  of  City 
Planning  and  the  Department  of  Public  Works  are  currently 
developing  strategies  to  alleviate  these  problems. 

6.  The  reasons  for  business  failures  are  many:  some  of  them  relate 

to  the  internal  operations  of  the  business,  such  as  poor  manage- 
ment, or  inappropriate  merchandise.  Many  of  these  reasons  are 
beyond  the  scope  of  the  public  sector  to  influence.  While  some 
businesses  fail  even  in  the  most  prosperous  commercial  districts, 
there  are  certain  commercial  districts  where  there  are  many 
marginal  or  even  failing  businesses.  In  addition  to  reasons 
relating  to  their  internal  operations,  businesses  in  these 
marginally  healthy  districts  may  be  failing  because  the  districts 
are  suffering  from  adverse  conditions  associated  with  their  loca- 
tion such  as  lack  of  buying  power  in  the  locale,  high  crime  rates 
or  disadvantaged  physical  conditions  such  as  deteriorated  build- 
ings or  streets,  inadequate  access,  transit,  or  parking.  To  the 
extent  possible  the  Department  will  be  developing  strategies  to 
aid  local  merchants  in  the  revitalizing  of  these  commercial 
districts. 


. 
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BACKGROUND 


In  1952,  the  Department  published  the  report.  Local  Shopping 
Districts  in  San  Francisco,  Many  of  the  issues  and  questions  examined 
in  that  report  are  still  valid  concerns  today.  Other  projected  trends 
have  not  materialized  and  current  thinking  favors  different  approaches 
to  solving  problems  in  local  shopping  districts. 

The  1952  report  presented  data,  conclusions,  and  recommendations 
for  five  major  topic  areas  relating  to  commercial  districts.  These 
are  summarized  and  discussed  below. 


PROJECTED  GROWTH 

The  1952  report  documented  past  growth  and  predicted  future  in- 
creases in  retail  activity  for  the  city  as  a whole,  the  downtown  core, 
and  individual  shopping  districts  despite  national  trends  toward 
decentralization  and  suburbanization.  Data  presented  in  this  report, 
Neighborhood  Commercial  Districts,  and  in  the  companion  report.  Com- 
mercial Trends,  confirms  these  long  range  trends. 

Data  collected  from  Business  and  Payroll  Tax  receipts  for  the 
years  1972-1974  indicate  that  in  the  short  run  gross  recipts,  payroll 
expenses , and  taxes  have  fluctuated  up  and  down  in  all  sub-areas  of 
the  city. 


TRADE  AREAS 

The  1952  report  described  three  basic  types  of  districts  based 
on  the  size  of  their  trade  (or  market)  areas:  (1)  regional  centers 

which  draw  customers  from  throughout  the  city  (and  in  some  cases  even 
farther)  , (2)  community  districts  which  typically  serve  residents 
within  a one-mile  radius,  and  (3)  neighborhood  districts  which  draw 
shoppers  from  only  a few  blocks.  The  size  of  the  trade  area  was 
stated  to  be  a function  of  the  size  and  accessibility  of  the  district, 
the  number  of  businesses,  and  the  mix  of  goods  offered,  to  name  a few 
important  factors. 

The  same  categories  of  trade  areas  have  been  used  in  this  report, 
and  can  be  found  applied  to  individual  districts  in  the  matrices 
presented  for  each  planning  area.  A full  description  of  standards 
applied  to  each  category  is  contained  in  Appendix  I. 
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The  size  of  an  individual  district's  trade  area  does  not  neces- 
sarily remain  constant.  Over  time  there  may  be  changes  in  competition 
from  other  commercial  districts  or  in  the  purchasing  power  and  habits 
of  the  local  and  citywide  population.  Comparisons  between  districts' 
trade  areas  in  1952  and  1976  are  not  made  here  because  the  earlier 
report  did  not  enumerate  and  classify  the  individual  commercial 
districts . 


ZONING 

In  1950  there  were  1637  acres  of  commercially  zoned  land  in 
San  Francisco  and  only  1293  acres  of  commercially  used  land.  The  1952 
report  concluded  that  overzoning  is  harmful  to  the  extent  that  it 
inhibits  residential  development  and  dilutes  the  market  strength  of  an 
area  by  allowing  spread  out  commercial  development  (as  opposed  to  a 
compact  district) . Nevertheless,  the  report  recommended  only  on  a 
slight  reduction  in  commercial  acreage  as  shown  in  the  table  below. 


1950 


Citywide 


Acres  per 
1000  persons 


Population 

Commercially  zoned  land 
Commercially  used  land 
Recommended  new  C-zoning 


775,357  persons 

1.637.1  acres 
1,298.7  acres 

1.619.1  acres 


2.11 

1.68 

2.09 


1970 


Population 

Commercially  zoned  land 
Commercially  used  land 


701,770  persons 
1,800.9  acres 

1,477.1  acres 


2.56 

2.10 


Source:  Local  Shopping  Districts  in  San  Francisco,  November  1952, 
Table  8,  page  17,  and 

Neighborhood  Commercial  Districts,  March  1976,  Table  III. 


Today  commercially  zoned  land  exceeds  commercially  used  land  by 
approximately  the  same  acreage,  but  the  ratio  of  commercially  used 
land  to  population  today  is  higher  than  in  1950.  In  fact,  it  closely 
resembles  the  zoning  ratio  recommended  in  1952.  This  is  the  result  of 
both  an  increase  in  commercial  land  use  and  a population  decline  . 
Additional  data  about  current  land  use  are  presented  in  Table  III  of 
this  report. 


. 
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DEVELOPMENT  OPPORTUNITIES 


In  1952,  in  neighborhoods  with  completed  residential  development, 
the  commercial  districts  were  thought  to  have  stabilized  and  changes 
in  these  areas  were  expected  to  require  redevelopment  or  renewal 
projects.  It  was  anticipated  that  most  opportunities  for  commercial 
development  would  occur  in  areas  with  vacant  residential  land,  par- 
ticularly because  these  were  the  areas  with  the  only  remaining  large 
sites  suitable  for  modern  shopping  centers. 

Since  the  1952  report  actual  building  activity  has  verified  the 
second  statement  about  major  development  opportunities.  The  first 
statement,  however,  is  only  partially  true.  Most  of  the  established 
commercial  districts  have  not  changed  in  size  or  configuration  but 
many  have  undergone  dramatic  character  transformations.  Most  changes 
have  involved  increased  selections  or  specialization  of  merchandise 
and  a resultant  larger  trade  area.  This  has,  in  turn,  improved 
vitality,  but  in  many  cases  also  increased  congestion.  A few  neigh- 
borhood districts  have  suffered  declines  due  to  increased  competition 
from  other  areas  or  changes  in  consumer  purchasing  power  or  shopping 
patterns . 


SHOPPING  CENTERS 

The  1952  report  stated  that  "the  long  term  trend  has  been  toward 
one-stop  drive-in  shopping  centers... in  fact  this  is  the  only  type  of 
commercial  development  attracting  investment  capital.  These  new 
large  centers  will  be  highly  competitive  and  will  attract  more  busines 
than  created  by  new  households  to  be  built  on  vacant  residential  land? 
therefore  smaller,  old-fashioned  shopping  districts  may  be  seriously 
j eopardized. " 

The  characteristics  which  made  new  shopping  centers  particularly 
appealing  were  listed  to  include: 

a.  adjacent  parking? 

b.  off-street  loading? 

c.  limited,  concentrated  areas  rather  than  scattered  develop- 
ment? 

d.  eliminated  thru  traffic  which  interferes  with  pedestrian 
circulation? 

e.  atmosphere  which  is  pleasant,  attractive,  and  condusive 
to  leisurely  shopping. 
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The  report  suggested  that  these  characteristics  could  be  bene- 
ficially incorporated  into  established  districts  with  the  help  of  the 
following : 

a . new  zoning ; 

b.  parking  (including  by  the  Parking  Authority); 

c.  new  freeways  permitting  street  closures  which  create 
parking  areas,  and  diverting  thru-traffic; 

d.  improved  transit; 

e.  redevelopment  and  renewal. 

The  1952  prediction  that  shopping  centers  would  replace  more 
traditional  strip  commercial  development  as  the  predominant  mode  of 
merchandising  was  reasonably  accurate  with  regard  to  new  development 
in  the  greater  Bay  Area.  In  San  Francisco,  however,  shopping  centers 
did  not  take  over,  primarily  because  redevelopment,  renewal  and  new 
freeway  construction  did  not  occur  to  the  extent  projected. 

While  the  1952  report  proposed  improvement  plans  and  strategies, 
this  report  is  intended  as  background  only.  Strategies  and  programs 
for  improving  local  business  climate  in  San  Francisco  will  be  evaluated 
and  proposed  in  future  publications. 
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COMMERCIAL  ACTIVITY  IN  SAD  FRAHCISCO 


San  Francisco  has  traditionally  been  known  as  the  center  of  retail 
trade  in  the  Bay  Area.  From  a regional  perspective,  the  city  affords 
the  widest  selection  of  goods  in  a compact  and  pleasant  urban 
atmosphere.  Citywide  retail  activity  is  discussed  in  the  separate 
report.  Commercial  Trends.  In  that  report  statistical  information  is 
presented  and  analyzed  according  to  retail  sectors.  Taxable  Retail 
Sales  in  San  Francisco  and  the  Bay  Area  are  reprinted  from  that  report 
in  Table  I for  convenient  reference. 
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SAM  FRAMCISCG  BUSINESS  AMD  PAYROLL  TAX 


The  San  Francisco  Business  Tax  is  a gross  receipts  tax  on  all 
business  activities  performed  by  any  person  or  association  in  San 
Francisco.  The  ordinance  became  effective  October  1,  1968,  and  the 
filing  period  is  annual.  The  Payroll  Expense  Tax  is  a tax  on  the 
payroll  expense  of  persons  and  associations  doing  business  in  San 
Francisco.  The  ordinance  became  effective  October  1,  1970,  and  like 
the  Business  Tax,  the  filing  period  is  annual. 

The  Business  Tax  Ordinance  and  the  Payroll  Expense  Tax  Ordinance 
are  separate  and  distinct.  The  measure  of  tax,  exemptions,  and 
apportionment  formulas  are  also  separate  and  different.  After  calcu- 
lating the  tax  due  under  each  ordinance,  each  person  or  associations 
is  required  to  pay  only  the  higher  of  the  two  taxes. 

The  Department  of  City  Planning,  in  conjunction  with  the  Office 
of  the  Tax  Collector  and  the  Systems  and  Data  Processing  Division  of 
the  Controller's  Office  have  performed  an  analysis  of  Business  Taxes 
(or  Gross  Receipts  Taxes)  and  Payroll  Expense  Taxes  in  San  Francisco. 

The  tax  analysis  project  was  undertaken  to  gain  an  objective, 
quantitative  measure  of  the  economic  vitality  of  San  Francisco's 
neighborhood  commercial  districts.  It  was  anticipated  that  gross 
receipts  and  payroll  expense  data  would  yield  a direct  measure  of 
business  volume  within  each  designated  geographical  area. 

Due  to  the  technical  nature  of  the  tax  reporting  format  such  a 
direct  assessment  of  the  data  is  not  possible.  The  two  major  limita- 
tions in  the  format  are  the  inclusion  in  the  total  figures  of  the  tax 
on  apartments  and  hotels  with  four  or  more  units  and  the  consolidation 
of  returns  for  multiple  locations  of  a single  business.  (These 
technicalities  are  further  explained  in  Appendix  II.) 

A direct  proportional  relationship  does  not  exist  between  the 
gross  receipts/payroll  expense  and  the  sales  volume  of  a particular 
area.  However,  any  bias  introduced  into  the  data  by  the  reporting 
format  is  assumed  to  be  relatively  uniform  across  all  geographic 
areas.  The  data  is  best  evaluated  literally  — as  a measure  of 
Business  and  Payroll  Expense  Taxes  paid  by  local  merchants  and  busi- 
nessmen. Bearing  these  qualifications  in  mind,  inferences  can  be 
drawn  about  the  scale  and  economic  vitality  of  one  commercial  district 
vis  a vis  another. 
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To  preserve  the  confidentiality  of  individual  business  returns, 
the  figures  have  been  aggregated  according  to  neighborhood  commercial 
districts,  census  tracts,  and  neighborhood  planning  areas.  Sub-totals 
for  each  planning  area  are  presented  in  Table  II  for  the  number  of 
accounts  paying  Gross  Receipts  Tax,  the  total  amount  of  Gross  Receipts 
collected  by  these  accounts,  the  Gross  Receipts  Tax  thereby  generated, 
the  number  of  accounts  paying  Payroll  Expense  Taxes , the  total  amount 
of  Payroll  Expense  Tax  paid  out  by  these  accounts,  and  the  amount  of 
Payroll  Expense  Tax  thereby  generated.  The  number  of  accounts  which 
were  Delinquent  in  payment  of  taxes  at  the  time  of  the  file  run 
(2/3/76)  are  presented,  as  well  as  the  number  of  accounts  paying  taxes 
at  an  alternate  location  (Sub-Location)  due  to  multiple  places  of 
business,  and  the  number  of  accounts  which  were  Inactive  at  the  time 
of  the  file  run. 

In  addition  to  this  basic  data,  tabulations  are  presented  for 
the  average  amount  of  gross  receipts  collected  by  accounts  paying 
Gross  Receipts  Tax,  the  average  amount  of  payroll  expense  for  each 
account  paying  Payroll  Expense  Tax,  the  total  number  of  Gross  Receipts 
and  Payroll  Expense  Taxes  collected.  Because  planning  areas  are  not 
strictly  comparable  in  terns  of  commercial  and  industrial  land  area, 
the  total  commercially  and  industrially  zoned  acreage  in  each  planning 
area  is  presented  and  used  to  determine  the  amount  of  taxes  generated 
per  acre  of  commercial  or  industrial  land  in  each  planning  area.  The 
relative  incidence  of  Delinquent,  Sub-Location  and  Inactive  accounts 
in  each  planning  area  are  described  by  indices  which  are  ratios  of 
each  variable  to  total  accounts  in  each  planning  area. 

Although  the  Business  Tax  has  been  in  effect  since  1968,  and  the 
Payroll  Tax  since  1970,  the  Tax  Collector's  current  files  contain 
data  only  as  far  back  as  1972.  A three-year  time  series,  particularly 
during  a time  of  national  economic  fluctuations,  is  not  sufficient  to 
draw  definite  trend  lines.  However,  in  an  attempt  to  show  changes  in 
volume  in  the  most  realistic  perspective.  Gross  Receipts,  Gross 
Receipts  Taxes,  Payroll  Expense,  and  Payroll  Expense  Taxes  for  the 
years  1972,  1973,  and  1974  have  been  converted  to  1967  Constant 
Dollars  using  U.S.  Department  of  Labor,  Bureau  of  Labor  Statistics 
Consumer  Price  Index  figures.  These  adjusted  figures  and  the  percent- 
age changes  are  presented  in  Table  II. 

Additional  information  explaining  column  headings,  definitions, 
business  classifications,  and  tax  rates  is  included  in  Appendix  II. 
Data  for  individual  commercial  districts  are  presented  in  the  sections 
describing  the  neighborhood  commercial  districts. 
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Taxable  Retail  Sales  in  San  Francisco  and  the  Bay  Area,  1960  and  1973 
(In  thousands  of  constant  dollars:  1967  = 100) 
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TABLE  III 


Business  and  Payroll  Taxes  in  San  Francisco 
1972,  1973,  1974 

Expressed  in  1967  Constant  Dollars 


NE  Res.  Chinatown  72 


Central  Hills 


South  Bayshore 


(1.68) 

(9.35) 

(10.88) 


(2.63) 

(6.56) 

(9.02) 


(1.31) 

(8.80) 

(10.01) 


14.22 

(15.92) 

(3.96) 


39,019 

39,574 

37,946 


79,735 

78,197 

69,819 


(1.98) 

(1.42) 

(3.37) 


(4.95) 
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(13.37) 
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1.42 
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(8.32) 


1.42 

(4.11) 

(2.74) 

(2.01) 

(10.63) 

(12.43) 


72 

73 
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12,296 


4,087,786 

4,968,932 

4,665,522 


21  55 
(6.10) 
14.13 


21.54 
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14.12 


TABLE  III  (Cond.) 


Business  and  Payroll  Taxes  in  San  Francisco 
1972,  1973,  1974 

Expressed  in  1967  Constant  Dollars 


Planning  Area 
Outer  Mission 

Visitacion  Valley 

OMI 

Sunset 

Citywide 


Gross 

Year  Receipts 

72  37,516,176 

73  40,237,500 

74  72,259,228 


72  2,917,564 

73  3,520,456 

74  3,536,410 


72  32,154,427 

73  32,086,170 

74  32,287,487 


72  52,893,403 

73  59,664,750 

74  59,959,089 


72  1,384,027,647 

73  1,462,770,389 

74  1,504,959,330 


Receipts 
% Tax 


56,557 
7.25  60,736 

79.58  50,821 

92.60 
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20.66  4,138 

.45  4,002 

21.21 
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.41 
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13.35 
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(3.28) 
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858,761 
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NEIGHBORHOOD  COMMERCIAL  DISTRICTS 


San  Francisco's  population  of  nearly  700,000  is  distributed 
unevenly  throughout  the  city  with  respect  to  density,  household 
composition  and  income  level.  Residents  in  various  neighborhoods  have 
different  needs  and  desires  for  commercial  goods  and  services  which 
are  met  more  or  less  adequately  by  nearly  ninety  commercial  districts. 

Distribution  of  these  commercial  districts  originally  developed 
along  transit  lines  and  transportation  corridors  and  is  therefore  not 
uniform  with  respect  to  population  distribution  today.  While  many 
districts  exhibit  similar  characteristics,  most  have  distinct  and 
unique  features  which  set  them  apart  and  make  generalizations  diffi- 
cult. 


In  order  to  assess  the  availability  of  goods  and  services  to  resi- 
dents in  all  areas  of  San  Francisco  this  report  provides  a brief 
analysis  of  residential  neighborhoods,  a complete  inventory  of  the 
city's  neighborhood  commercial  districts,  and  a business  and  payroll 
tax  profile  for  each  district. 

Map  I shows  the  location  of  all  commercially  used  land  in  San 
Francisco  at  the  time  of  the  1970  Land  Use  Survey  conducted  by  the 
Department  of  City  Planning. 

Map  II  shows  the  fifteen  Department  of  City  Planning  designated 
planning  areas  in  San  Francisco.  Each  comprises  one  or  more  resi- 
dential neighborhoods  and  has  different  population  and  land  use 
characteristics.  In  order  to  inventory  the  commercial  districts  in 
the  city  within  a framework  which  relates  them  to  their  local  service 
areas  they  are  analyzed  within  their  respective  planning  areas. 

To  provide  a broad  overview  of  commercial  activity  in  the  city. 
Table  IV  shows  the  total  acreage  of  each  planning  area,  the  amount 
of  commercially  used  land,  the  amount  of  commercially  zoned  land,  the 
ratio  of  commercially  used  land  to  commercially  zoned  land,  the  popula- 
tion, the  ratio  of  commercially  zoned  land  to  population,  and  the  amoun 
of  commercially  zoned  land  which  was  vacant  in  1970. 

Table  V lists  all  the  major  neighborhood  commercial  districts  in 
each  planning  area.  Most  districts  are  strip  commercial  developments 
and  named  according  to  the  street  with  cross  street  boundaries  listed 
in  parenthesis.  Other  districts  are  identified  by  popular  name  with 
locations  in  parenthesis. 

Following  this  list  of  districts  is  a section  about  each  planning 
area  which  includes  a brief  description  of  the  major  commercial 
districts  and  a schematic  map  locating  the  commercial  districts.  The 
map  does  not  indicate  zoning  boundaries. 
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A matrix  is  also  presented  for  each  planning  area  which  lists 
some  of  the  most  salient  features  of  each  district.  The  information 
was  gathered  during  a field  observation  project  done  by  the  Department 
of  City  Planning  in  the  Fall,  1975.  A detailed  explanation  of  the 
indicators  which  were  evaluated  and  the  methodology  employed  is 
presented  in  Appendix  I. 

Detailed  business  and  payroll  tax  statistics  are  presented  for 
commercial  districts  in  each  planning  area.  The  format  of  the  tables 
is  similar  to  that  of  the  summary  figures  presented  in  the  preceding 
sections.  Additional  information  is  presented  in  Appendix  II.  Com- 
parison of  planning  area  totals  in  this  section  with  citywide  totals 
shows  that  a large  portion  of  accounts  in  each  planning  area  are  out- 
side the  commercial  districts.  Many  of  these  accounts  fall  within  the 
business  classification  for  apartments  and  hotels  with  4+  units.  A 
much  smaller  percentage  of  the  actual  tax  revenue  is  generated  by 
these  smaller  accounts  outside  the  commercial  districts  than  by  the 
larger  business  establishments  within  the  commercial  districts. 
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COMMUNITY  PLANNING  DISTRICTS 


1.  RICHMOND 

2.  MARINA 

3.  NORTHEAST  RESIDENTIAL-  CHINATOWN 

4.  SOUTH  OF  MARKET 
4a.  NORTH  OF  MARKET 

5.  WESTERN  ADDITION 

6.  BUENA  VISTA 

7.  CENTRAL 

7a.  CENTRAL  HILLS 

| OOP  | CENSUS  TRACTS 


8.  MISSION 

9.  POTRERO 

10.  SOUTH  BAYSHORE 

11.  BERNAL  HEIGHTS 

12.  OUTER  MISSION 
12a.  VISITACION  VALLEY 

13.  OCEAN VIEW-MERCED-INGLESIDE 

14.  INNER  SUNSET 

15.  OUTER  SUNSET 

SPECIAL  AREAS 


SAN  FRANCISCO  DEPARTMENT  OF  CITY  PLANNING 


21 


22 


Table  V 

NEIGHBORHOOD  COMMERCIAL  DISTRICTS 


Richmond  Planning  Area 

Geary  Boulevard  (1)  (Masonic  to  Arguello) 

Geary  Boulevard  (2)  (Arguello  to  Park  Presidio) 
Geary  Boulevard  (3)  (Fourteenth  to  Twenty -eighth) 
Inner  Clement  Street  (Arguello  to  Park  Presidio) 
Outer  Clement  Street  (Fourteenth  to  Twenty-sixth) 
Laurel  Village  (California  from  Laurel  to  Spruce) 
Sacramento  Street  (Spruce  to  Lyon) 

Inner  Balboa  Street  (Third  to  Seventh) 

Outer  Balboa  Street  (Seventh  to  Forty-fifth) 
Arguello/Cabr illo/McAllister 
Cabrillo  Supermarket  (at  Seventh) 

Clement  Supermarket  (at  Thirty-second) 

Playland  Supermarket  (Fulton  at  LaPlaya) 


Marina  Planning  Area 

Van  Ness  Avenue  (Chestnut  to  California) 
Lombard  Street  (Van  Ness  to  Broderick) 

Union  Street  (Franklin  to  Steiner) 

Chestnut  Street  (Fillmore  to  Broderick) 
Fillmore  Street  (1)  (Jackson  to  California) 
Marina  Safeway  (Northpoint  at  Buchanan) 
Washington  Street  (at  Broderick) 


Northeast  Residential  - Chinatown  Planning  Area 

Fisherman's  Wharf  (Van  Ness,  Bay,  Embarcadero) 
Broadway -North  Beach  (Mason  to  Montgomery) 

Chinatown  (Grant  and  Stockton,  Broadway  to  Bush) 
Upper  Grant  Avenue  (Broadway  to  Union) 

Columbus  Avenue  (Montgomery  to  Bay) 

Polk  Street  (Filbert  to  Civic  Center) 

Golden  Gateway  (Jackson,  Drumm,  Washington,  Battery) 


. 
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North  of  Market  Planning  Area 

Finance  and  Administration 
Union  Square 
Civic  Center 

Market  Street  (1)  (Embarcadero  to  Van  Ness) 


South  of  Market  Planning  Area 
South  of  Market 


Western  Addition  Planning  Area 

Divisadero  Street  (1)  (Haight  to  Geary) 
Divisadero  Street  (2)  (Geary  to  Sutter) 
Divisadero  Street  (3)  (Sutter  to  Sacramento) 
Fillmore  Street  (2)  (California  to  Bush) 
Fillmore  Street  (3)  (Bush  to  O'Farrell) 
Fillmore  Street  (4)  (O'Farrell  to  Fulton) 
Japan  Center  (Geary,  Fillmore,  Post,  Laguna) 
Nihonmachi  (Post,  Buchanan,  Sutter) 

Hayes  Street  (1)  (Shrader  to  Ashbury) 

Hayes  Street  (2)  (Laguna  to  Franklin) 

Petrini  Plaza  (Masonic  at  Fulton) 


Buena  Vista  Planning  Area 


Haight  Street  (1)  (Central  to  Stanyan) 
Stanyan  Street  (Haight  to  Parnassus) 
Cole  Street  (Carl  to  Parnassus) 

Haight  Street  (2)  (Scott  to  Buchanan) 
Market  Street  (2)  (Castro  to  Waller) 


Central  Planning  Area 

Castro  Street  (Market  to  Nineteenth) 

Twenty-fourth  Street  (1)  (Chattanooga  to  Diamond) 
Church  Street  (Twenty -fourth  to  Thirtieth) 


Central  Hills  Planning  Area 

Diamond  Heights  Shopping  Center  (Diamond  Heights 
Boulevard  at  Gold  Mine  Drive) 

Glen  Park  (Diamond  at  Chenery) 
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Mission  Planning  Area 

Mission  Street  (1)  (Fourteenth  to  Army) 
Valencia  Street  (Sixteenth  to  Twenty-sixth) 
Sixteenth  Street  (Dolores  to  Folsom) 
Twenty-fourth  Street  (2)  (Valencia  to  Vermont) 
S ixteenth/Br  yant/F if  teen th/Potr er o 


Potrero  Planning  Area 

Eighteenth  Street  (Texas  to  Arkansas) 
Twentieth  Street  (Missouri  to  Arkansas) 


South  Bayshore  Planning  Area 

Third  Street  (Jerrold  to  Yosemite) 

Bayshore  Boulevard  (Jerrold  to  Southern  Freeway) 
Williams  Street  Supermarket  (at  Phelps) 


Bernal  Heights  Planning  Area 

Mission  Street  (2)  (Army  to  Randall) 

Cortland  Avenue  (Folsom  to  Elsie) 

College  Hill  (Mission  from  Highland  to  Bosworth) 
Farmers  Market  (Alemany  at  Putnam) 

Precita  Park  (Folsom  at  Precita) 


Outer  Mission  Planning  Area 

Mission  Street  (3)  (Southern  Freeway  to  County  Line) 
San  Bruno  Avenue  (Dwight  to  Silver) 

Alemany  Value  Giant  (Whipple  to  Lawrence) 


Visitacion  Valley  Planning  Area 
Leland  Avenue  (Cora  to  Bayshore) 
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Oceanview  - Merced  - Ingleside  Planning  Area 

Stonestown  (Nineteenth  at  Winston) 

Ocean  Avenue  (1)  (Phelan  to  Manor) 

Ocean  Avenue  (2)  (Junipero  Serra  to  Paloma) 

Ocean  Avenue  (3)  (Nineteenth  to  Junipero  Serra) 
Monterey  Boulevard  (Ridgewood  to  Edna) 

Nineteenth  Avenue  (Junipero  Serra  to  Bixbee) 

Park  Merced  (Cambon  at  Castelo) 

Parkview  GET  (Sloat,  Everglade,  Ocean,  Clearfield) 
Alemany  Pay  and  Save  (Charles  to  Worcester) 


Inner  Sunset  and  Outer  Sunset  Planning  Area 

Irving  Street  (Sixth  to  Twenty-seventh,  Fortieth 
to  Forty-first,  Forty-sixth) 

West  Portal  Avenue  (Fifteenth  to  Ulloa) 

Taraval  Street  (Twelfth  to  Thirty-fifth,  Fortieth, 
Forty-fifth  to  Forty-seventh) 

Noriega  Street  (Nineteenth  to  Twenty-seventh, 
Thirtieth  to  Thirty-third,  Thirty -eighth, 
Forty-fourth  to  Forty-sixth) 

Judah  Street  (Twenty-seventh  to  Thirty-third, 
Thirty-ninth  to  Forty-first,  Forty-third  to 
Forty-sixth) 

Miraloma  Park  (Portola  from  Woodside  to  0 'Shaughnessy) 
Sloat  Boulevard  (Forty-fifth  to  Great  Highway) 


. ' *’•-  ■ •• 

....  r T • • :*c  -S.,« , sunavA  ns# 

■ 

■ • 

■ 


:j ..  -■  fUxio)  yniTA . 

■ , j ■ ••  -‘OV  O* 

■ 

• • • • ' '•  * - 
«!■)« 

r '•  *5  r:'K'.  .180X3  3 

£ 

■ i 

. 

. 

•.  ■ 


26 


Richmond  Planning  Area 

The  largest  commercial  district  in  the  Richmond  District  is 
Geary  Boulevard,  which  is  also  the  primary  east-west  transportation 
corridor.  The  wide  street  is  heavily  traveled  by  both  autos  and 
busses.  From  Masonic  Avenue  to  Arguello  Boulevard  commercial 
establishments  tend  to  be  large  and  auto  oriented,  often  with  off- 
street  parking  fronting  on  Geary  Boulevard.  Uses  include  establish- 
ments which  have  a citywide  clientele  such  as  the  Sears  Department 
Store  and  new  and  used  auto  dealerships.  Between  Arguello  Boulevard 
and  Park-Presidio  Boulevard  the  commercial  uses  are  smaller  scale 
and  packed  more  densely  together.  There  are  fewer  citywide  estab- 
lishments and  most  of  the  stores  serve  the  more  immediate  population 
in  the  Richmond  area.  This  local  atmosphere  is  somewhat  disrupted 
by  the  four-lane  width  of  the  street  with  its  median  strip  and  the 
constant  flow  of  traffic. 

Beyond  Park-presidio  Boulevard,  from.  Fourteenth  Avenue  to 
Twenty-eighth  Avenue  commercial  activity  continues.  At  the  east  end 
of  this  section,  the  stores  are  small  scale  and  densely  packed, 
offering  a wide  variety  of  goods  and  services  to  the  entire  district. 
At  the  west  end  of  this  section  of  Geary  Street  the  stores  are 
larger  in  size  and  more  spread  out,  often  intersperced  with  parking 
lots  and  gas  stations. 

Throughout  the  entire  length  of  Geary  Boulevard  in  the  Richmond 
area  there  are  scattered  residential  uses  abov-e  the  commercial 
establishments.  The  buildings  are  generally  in  good  condition  and 
well  maintained.  The  most  apparent  characteristic  in  this  commercial 
district  is  the  width  of  the  street  and  the  volume  of  traffic. 

Inner  Clement  Street  between  Arguello  Boulevard  and  Park 
Presidio  Boulevard  caters  both  to  the  immediate  neighborhood  and  a 
wider  cross-section  of  the  San  Francisco  population.  The  street  is 
much  narrower  than  Geary  but  still  has  a substantial  amount  of  auto 
and  bus  traffic  which  combined  with  the  small  scale  of  the  street 
and  buildings  and  the  pedestrian  activity  creates  a bustling  vital 
atmosphere.  The  buildings  are  predominantly  two  story,  some  with 
professional  offices  on  the  second  floor,  but  many  with  residential 
use  above  the  ground  floor.  Most  establishments  offer  goods  and 
services  needed  in  the  neighborhood  on  a frequent  basis.  There  are, 
however,  intersperced  among  these  local  uses  many  restaurants, 
furniture  stores  , and  bars  which  draw  customers  from  many  other  areas 
in  the  city.  Overall,  the  buildings  are  well  maintained  and  there 
are  few  vacancies. 
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Along  Outer  Clement  Street,  approximately  between  Fourteenth 
Avenue  and  Twenty-Sixth  Avenue  there  are  substantial  number  of  local 
service  establishments  and  restaurants,  antique  and  bookstores 
scattered  among  the  residential  properties.  This  area  is  one  of  the 
few  in  the  city  with  a significant  amount  of  commercial  use  on  resi- 
dentially  zoned  land. 

On  the  south  side  of  California  Street  from  Laurel  Street  to 
Spruce  Street  is  a commercially  zoned  and  developed  strip  of  land 
known  as  Laurel  Village.  It  is  a small  scale  but  complete  shopping 
center  offering  a wide  selection  of  goods  and  services.  The  build- 
ings are  well  maintained  and  there  are  no  vacancies.  There  is 
metered  angle  parking  along  the  California  Street  frontage  and 
approximately  two  hundred  free  parking  spaces  behind  the  stores  which 
are  screened  by  planting  from  Mayfair  Drive. 

One  block  north  of  Laurel  Village  on  Sacramento  Street,  from 
Spruce  Street  to  Lyon  Street,  there  is  a collection  of  residences, 
antique  stores,  boutiques,  galleries,  and  auto  repair  garages.  The 
street  is  narrow  and  well  lined  with  street  trees  and  has  a 
pleasant  small  scale  urban  atmosphere.  The  auto  repair  garages  date 
back  to  the  early  days  of  automobiles  when  wealthy  homeowners  who 
purchased  cars  had  no  place  to  store  them  and  needed  public  garages 
in  close  proximity  to  their  homes. 

On  Balboa  Street  between  Third  Avenue  and  Seventh  Avenue  are  a 
few  blocks  of  local  neighborhood  shopping.  Most  of  the  uses  cater  to 
residents  in  the  immediately  surrounding  blocks.  There  are  a few 
street  trees  and  buildings  are  generally  sound,  but  the  continuity 
of  the  district  is  disrupted  by  the  residences  and  bus  and  auto 
traffic  on  the  wide  street. 

The  Outer  Balboa  commercial  district  extends  along  Balboa  Street 
from  Seventh  Avenue  to  Forty-fifth  Avenue.  Commercial  activity  is 
scattered  along  both  sid<3  of  the  street  and  on  many  blocks  residential 
use  predominates.  In  fact,  there  are  sections  where  there  are  no 
commercial  uses  at  all  for  several  blocks,  particularly  between 
Twenty-second  Avenue  and  Thirty-third  Avenue.  The  stores  carry  con- 
venience goods  and  provide  services  to  a very  localized  neighborhood 
population,  with  the  possible  exception  of  a few  restaurants. 

There  are  several  small,  relatively  isolated  nodes  of  commercial 
activity  scattered  throughout  the  Richmond  area.  At  the  intersection 
of  Arguello  Boulevard,  Cabrillo  Street,  and  McAllister  Street  there 
is  a cluster  of  a few  small  stores  which  cater  to  a local,  walk-in 
trade.  At  Clement  Street  and  Thirty-second  Avenue  there  is  a super- 
market and  several  small  stores. 
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The  site  of  the  former  Playland  is  currently  zoned  for  commercial 
activity.  Except  for  one  large  supermarket  which  includes  a bakery  and 
delicatessen  and  large  parking  lot,  the  land  is  vacant.  A proposal  to 
build  a large  development  with  mixed  residential  and  commercial  use  is 
dormant. 

The  other  largely  undeveloped  commercially  zoned  property  is  just 
north  of  the  Playland  site.  The  only  commercial  enterprises  there  are 
the  Cliff  House  which  was  originally  opened  in  1859,  and  a more 
recently  opened  bar  and  restaurant. 
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SCHEMATIC  MAP  OF  COMMERCIAL  DISTRICTS 
I.  RICHMOND  PLANNING  AREA 


30 


TABLE  VI 

Characteristics  of  Commercial  Districts 
Richmond  Planning  Area*  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3.  Node 

4 . Shopping  Center 
VACANCIES 

5 . Number  of  vacant  ground  floor 
storefronts 

6 . Percent  of  all  storefronts 
RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use 

8.  Some  of  frontage  has  second  floor 
residential  use 

Most  of  frontage  has  second  floor 
residential  use 
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TABLE  VI  (cond.) 

Characteristics  of  Commercial  Districts 
Richmond  Planning  Area,  1975 
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BROKEN  FRONTAGE  - GROUND  FLOOR 


10. 

Very  little  residential  frontage 

10. 

X 

X X 

XX  X 

11. 

Some  residential  frontage 

11. 

X X 

X 

12. 

Significant  residential  frontage 

12. 

X 

xxx 

13. 

Very  little  auto-oriented  frontage 

13. 

xxx 

xxx 

14. 

Some  auto -oriented  frontage 

14. 

X X 

X x 

15. 

Significant  auto-oriented  frontage 

15. 

X 

X X 

BUILDING  FACADES 

16. 

Well  maintained 

16. 

XXX 

X 

X 

X 

X 

X 

X 

X 

X 

X 

X 

17. 

Need  cosmetic  repairs 

17. 

X 

18. 

Need  structural  repairs 

18. 

STREET  TREES 

19. 

Very  few  street  trees 

19. 

X X 

X XX 

20. 

Some  street  trees 

20. 

xxx 

XX  X 

21. 

Large,  regularly  spaced,  healthy 

21. 

X 

X 

street  trees 


Arguello/Cabrillo/McAllister 
Cabrillo  Safeway 
Clement  Safeway 
Play land  Safeway 
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TABLE  VI  (cond.) 

Characteristics  of  Commercial  Districts 

Richmond  Planning  Area,  1975  u 
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CLIENTELE 


22. 

Immediate  walk-in  trade 

22. 

xxxxxxxxxxx  X 

23. 

Mainly  limited  to  planning  area 

23. 

X X X X X X X XXX 

24. 

Citywide 

24. 

XX  XX 

25. 

Regional  and  tourist 

25. 

MIX 

OF  GOODS  AND  SERVICES  AVAILABLE 

26. 

Convenience  goods 

26. 

XXXXXXXXXXX  X 

27. 

Some  comparison  goods 

27. 

X X X X XX  X 

28. 

Full  range  of  comparison  items 

28. 

29. 

Professional  offices 

29. 

X X X X X 

30. 

Specialty  district 

30. 

31. 

Drive-in  uses 

31. 

X X 

. tz 
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TABLE  VI  (cond.) 

Characteristics  of  Commercial  Districts 

Richmond  Planning  Area,  1975  u 

<D 

■P 

W 


■P  -P 
— — O G) 
HNM  D 4) 

w w w u u 

-P  -P 
>0  T3  CO  10 
P P P 
(d  <d  -p  -P 
> > > c c 

aaaas 

3 3 0 Q)  <D 
o o OHH 
CQ  CO  ffl  U U 

>i  >i  >i  P I 
P P P 0 < 
<0  td  TO  fi  -I 


Q -P 
G)  P C/3 
tT-P 

fd  CO  <0 


■P  S 
<D\ 

0)  o 

P <H  >1  >1 

+J  H fd  >,  5 
CO  -h  > <d  ? 

P 0)  £ fl> 
HjQiH  (D'H 
<5  «J  «J  4-»  nj 
i5  O CO  «J  CO 


r)  OO 
•rl  -P  H 

>C(d«oo  ,-0 


co 


p p o 
■3  O C 
rd  <tf  C 
PI  co  H 


-P  tnb  0 <d 
3 p (5hh 
O < U U CP 


WIDTH  OF  STREET 

32.  One  traffic  lane  32. 

33.  Two  traffic  lanes  33.  x x xxxx 

34.  More  than  two  traffic  lanes  34.  xxx  XX  xx 

VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related  35.  xxx 
to  shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or  36.  xxx 

other  sources 


BUS  SERVICE 

37.  One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro) 
ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrian  oriented  shopping 


37. 


x 


38.  XXXXX  XXX  XX 

39. 


40.  xxx  XX  xxxxxx 


41. 


X XX 
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TABLE  VII 


Business  and  Payroll  Taxes  in  the  Richmond  Planning  Area,  1974 


Gross  Receipts 

Commercial  District  Accounts 


Gross  Receipts  Average 

Tax Gross  Receipts 


(1)  Geary  (1) 

(2)  Geary  (2) 

(3)  Geary  (3) 

(4)  Inner  Clement 

(5)  Outer  Clement 

(6)  Laurel  Village 

(7)  Sacramento 

(8)  Inner  Balboa 

(9)  Outer  Balboa 

(10)  Arguello/Cabrillo/McAllister 

(11)  Cabrillo  Safeway 

(12)  Clement  Safeway 

(13)  PI ay land  Safeway 


127 

180 

250 

278 

169 

5 

154 

56 

213 

7 

3 

27 


8,124 

16,422 

14,112 

12,845 

3,973 

509 

8,068 

1,689 

7,202 

567 

63 

1,302 


(14)  Total  Richr 


1,  469 


49,168,544 


33,470 


TABLE  VII  (cond.) 

Business  and  Payroll  Taxes  in  the  Richmond  Planning  Area,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax 


Average 

Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  44 

(2)  76 

(3)  77 

(4)  85 

(5)  23 

(6)  22 

(7)  44 

(8)  12 

(9)  31 

(10) 

(11) 

(12)  4 

(13) 


3,062,340 

7,242,308 

3,761,443 

3,299,356 

916,396 

4,223,606 

1,505,830 

294,048 

813,189 


69,598 

95,293 

48,849 

38,815 

39,843 

191,982 

34,223 

24,504 

26,231 


96,454 


964 


24,113 


171 

256 

327 

363 

192 

27 

198 

68 

244 


31 


38,749 

88,845 

51,729 

45,840 

13,139 

42,745 

23,125 

4,630 

8,132 

567 

63 

2,266 


(14)  418 


25,214,975 


252,160 


60,322 


1,887 


327,040 


Marina  Planning  Area 


Commercial  activity  on  Van  Ness  Avenue  begins  at  Chestnut  Street. 
At  the  intersection  of  Van  Ness  Avenue  and  Lombard  Street  a branch 
bank  is  under  construction  which  will  cover  the  entire  east  block  front 
from  Lombard  Street  to  Greenwich  Street.  Between  Greenwich  Street  and 
Broadway,  the  commercial  activity  intensifies,  but  there  are  still 
many  apartment  buildings  ranging  from  two  to  six  stories  in  height. 

The  principal  activity  in  this  section  is  the  large  volume  of  auto- 
mobile and  bus  traffic  (three  lanes  in  each  direction,  plus  left-turn 
and  parking  lanes)  entering  and  leaving  the  city  via  Van  Ness  Avenue, 
Lombard  Street  and  the  Golden  Gate  Bridge.  There  is  a high  noise 
level  and  little  pedestrian  activity. 

South  of  Broadway  on  Van  Ness  Avenue  the  commercial  establishments 
are  larger  and  residential  use  is  sparse.  There  are  a few  auto- 
oriented  uses  marking  the  beginnings  of  "automobile  row."  The  median 
strip  is  well  landscaped,  the  utility  wires  (except  Muni  wires)  are 
underground  and  the  buildings  are  in  good  condition.  The  dominant 
feature  of  the  street  is  the  volume  and  noise  of  the  traffic. 

Lombard  Street  is  the  other  heavily  trafficed  commercial  street 
in  the  Marina  District.  Between  Van  Ness  Avenue  and  Broderick  Street 
its  principal  function  is  to  connect  traffic  from  Van  Ness  Avenue  to 
the  Golden  Gate  Bridge.  Most  of  the  commercial  activity  is  oriented 
toward  the  automobile  traveling  tourist.  The  buildings  are  in  good 
condition  and  there  are  a few  vacancies  but  the  street  has  no  neigh- 
borhood feeling  due  to  the  heavy  volume  of  traffic. 

Union  Street,  from  Franklin  Street  to  Steiner  Street  has  an 
entirely  different  flavor  from  Van  Ness  Avenue  or  Lombard  Street. 

Union  Street  is  well  known  throughout  the  city  and  Bay  Area  as  a center 
for  elegant  shopping.  There  are  many  expensive  stores  and  boutiques 
as  well  as  restaurants  and  bars,  some  with  live  entertainment.  In 
addition  to  the  strong  tourist  orientation,  there  are  many  establish- 
ments catering  to  the  local  residents.  There  is  great  diversity  among 
building  types  on  the  street,  ranging  from  elaborately  painted, 
rennovated  Victorians  to  modern  glass  and  brick  banks  and  savings  and 
loan  offices.  Most  buildings  are  in  excellent  condition,  the  side- 
walks are  clean  and  planted  with  street  trees  and  the  street  is 
rather  narrow,  creating  a pleasant  pedestrian  atmosphere.  Fillmore 
Street  from  Union  Street  to  Van  Ness  Avenue  is  a continuation  of  the 
Union  Street  commercial  district. 

The  other  small  scale,  pedestrian  street  in  the  Marina  is 
Chestnut  Street.  While  the  street  is  at  first  glance  similar  to  Union 
Street,  closer  inspection  reveals  a very  different  character.  The 
street  is  narrow  and  tree  lined,  and  the  buildings  are  well  maintained 
just  as  they  are  on  Union  Street.  However,  there  is  little  of  the 
tourist  orientation  or  night  life  that  is  characteristic  of  Union 
Street,  most  of  the  uses  cater  exclusively  to  the  local  residents. 

'The  cross  streets  connecting  Chestnut  Street  to  Lombard  Street  have 
commercial  uses  similar  to  those  on  Chestnut  Street. 
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Commercial  activity  on  Fillmore  Street  begins  with  small  stores 
and  neighborhood  service  establishments  inter sperced  with  apartment 
buildings  ranging  from  two  to  six  stories.  Despite  the  moderate 
volume  of  auto  and  bus  traffic  and  parking  , the  small  scale  of  the 
street,  stores,  and  buildings  creates  a neighborhood  feeling.  South 
of  Clay  Street  as  far  as  California  the  stores  begin  to  draw  upon  a 
wider  trade  area  with  more  restaurants  and  specialty  stores.  In  most 
cases  there  is  residential  use  above  the  first  floor  commercial.  The 
buildings  are  in  good  condition  and  mature  street  trees  help  create  a 
casual  pedestrian  atmosphere. 

In  addition  to  these  shopping  districts  there  are  a few  small 
nodes  of  activity  in  the  Marina  Planning  Area.  On  the  block  bounded 
by  Marina  Boulevard,  Laguna  Street,  North  Point  Street,  and  Buchanan 
Street  there  is  a large  supermarket  with  a parking  lot  for  two  to 
three  hundred  cars.  Behind  the  supermarket  on  North  Point  Street 
there  is  an  apartment  complex  with  commercial  use  at  the  street 
level. 

On  Washington  Street,  one  half  block  east  of  Broderick,  there  is 
a spot  of  C-l  zoned  land  with  a pharmacy,  clock  repair  shop,  laundry, 
grocery,  and  beauty  salon.  On  California  Street,  the  block  between 
Presidio  Avenue  and  Lyon  Street  has  a gas  station,  motel,  supermarket, 
and  drug  store. 
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TABLE  VIII 

Characteristics  of  Commercial  Districts 
Marina  Planning  Area,  1975 
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7.  No  residential  use 
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TABLE  VIII  (cond.) 

Characteristics  of  Commercial  Districts 
Marina  Planning  Area,  1975 


CLIENTELE 

22.  Immediate  walk-in  trade 

23.  Mainly  limited  to  planning  area 

24.  Citywide 

25 . Regional  and  tourist 

MIX  OF  GOODS  AND  SERVICES  AVAILABLE 

26 . Convenience  goods 

27.  Some  comparison  goods 

28.  Full  range  of  comparison  items 

29.  Professional  offices 

30.  Specialty  district 

31.  Drive-in  uses 
WIDTH  OF  STREET 

32.  One  traffic  lane 

33.  Two  traffic  lanes 

34.  More  than  two  traffic  lanes 
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TABLE  VIII  (condj 

Characteristics  of  Commercial  Districts 
Marina  Planning  Area,  1975 
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VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related 
to  shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or 
other  sources 

BUS  SERVICE 

37 . One  bus  line 
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TABLE  IX 


Business  and  Payroll  Taxes  in  the  Marina  Planning  Area,  1974 


Gross  Receipts 

Commercial  District  Accounts 


Gross  Rec 


iipts 


Gross  Receipts  Average 

Tax Gross  Receipts 


(1)  Van  Ness 

(2)  Lombard 

(3)  Union 

(4)  Chestnut 

(5)  Fillmore  (1) 

(6)  Marina  Safeway 

(7)  Washington 


200 

126 

283 

170 

86 

6 

14 


227 

324 


(8)  Total  Marina 


45,217,036 


62,841 


51,092 


TABLE  IX  (cond.) 

Business  and  Payroll  Taxes  in  the  Marina  Planning  Area,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax 


Average 

Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  66 

(2)  74 

(3)  127 

(4)  54 

(5)  22 

(6)  8 

(7)  5 


9,843 

3,579 

6,173 
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234,801 
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Northeast  Residential  - Chinatown  Planning  Area 


The  Fishermans  Wharf  area  is  the  largest  commercial  district 
outside  the  downtown  core.  This  area  is  a world  famous  tourist 
attraction  and  there  is  a complete  range  of  commercial,  office,  resi- 
dential, hotel  and  service  facilities  to  serve  local  residents, 

San  Franciscans,  and  visitors.  There  is  a jumble  of  old  buildings 
(in  original  and  remodeled  condition)  and  new  buildings,  most  in  good 
to  excellent  condition.  The  volume  of  pedestrian,  auto,  and  bus 
traffic  is  constantly  at  a high  level.  While  the  area  has  long  been 
a popular  and  thriving  location  for  commercial  activity,  its  develop- 
ment is  far  from  complete . The  Department  of  City  Planning  is 
currently  reviewing  several  proposals  to  develop  some  of  the  piers 
and  remaining  vacant  land . 

The  Broadway-North  Beach  commercial  district  consists  of  several 
blocks  on  and  just  adjacent  to  Broadway  between  Mason  Street  and 
Montgomery  Street  which  are  almost  entirely  devoted  to  adult  enter- 
tainment. There  are  numerous  bars,  restaurants,  burlesque  houses, 
and  adult  bookstores  catering  to  San  Franciscans  and  visitors  from 
all  parts  of  the  world.  Night  life  is  loud  and  flashy — most  estab- 
lishments display  bold  neon  signs  and  many  have  barkers  at  their  doors 
inviting  passers-by  to  see  the  shows.  The  street  is  wide  and  con- 
gested with  traffic  looking  for  scarce  parking  spaces,  especially  at 
night.  Although  the  street  is  close  to  residential  areas  there  are 
almost  no  convenience  stores  or  local  service  establishments . 

Chinatown’s  commercial  activity  is  centered  primarily  on  Grant 
Avenue  and  Stockton  Street  and  the  side  streets  south  of  Broadway  as 
far  as  Bush  Street.  San  Francisco's  Chinatown  is  both  a world  famous 
tourist  attraction  and  the  home  of  many  thousand  Asian  Americans,  and 
there  are  hundreds  of  businesses  catering  to  both  groups. 

Upper  Grant  Avenue,  three  blocks  north  of  Broadway,  is  much  more 
neighborhood  oriented  and  less  busy  than  the  same  street  in  Chinatown 
but  there  are  many  specialty  shops  and  coffeehouses,  with  customers 
from  outside  the'  neighborhood . The  street  is  narrow  and  has  only  one 
traffic  lane.  Most  stores  have  two  stories  of  apartments  above.  In 
general,  the  tourist  has  the  feeling  of  being  in  a residential  neigh- 
borhood which  has  a few  small  commercial  enterprises.  This  is  true 
despite  the  proximity  to  both  Broadway  and  Columbus  Avenue. 

Columbus  Avenue  is  a major  cross-town  thoroughfare  running  north- 
west from  the  intersection  of  Montgomery  Street  and  Washington  Street 
to  Beach  Street  and  Leavenworth  Streets.  The  southern  end  of 


' 

.. 

■ 


44 


Columbus  Avenue  has  offices,  hotels,  and  stores  which  cater  to  the 
downtown  daytime  population.  The  blocks  around  Broadway  have  uses 
similar  to  those  found  in  North  Beach  and  the  northern  end  has 
development  like  the  Fisherman's  Wharf  area.  Between  North  Beach  and 
Fisherman's  Wharf  there  are  stores  and  restaurants  for  tourists,  San 
Franciscans  and  local  residents.  The  street  is  wide  and  has  a median 
strip  in  some  sections.  Some  of  the  larger  retail  uses  have  their 
own  parking  lots.  Because  of  the  width  of  the  street  and  volume  of 
bus  and  auto  traffic  there  is  not  as  much  a feeling  of  a neighborhood 
shopping  area  as  a disjointed  collection  of  hardware  stores,  groceries 
pharmacies,  restaurants,  and  take-out  food  facilities. 

Polk  Street  is  another  shopping  area  with  both  a local  and  city- 
wide clientele.  The  commercial  activity  on  Polk  Street  runs  south 
from  Filbert  Street  to  the  Civic  Center.  There  are  local  convenience 
stores  servicing  the  nearby  residents  and  in  addition  there  are 
numerous  restaurants,  bars,  bookstores,  furniture  stores,  and  many 
other  specialty  stores  catering  to  a young  clientele  from  all  over 
the  city.  Many  buildings  have  residential  units  on  the  upper  floors, 
especially  in  the  northern  section  of  the  street.  At  the  southern  enc 
of  the  street  the  commercial  uses  are  larger  and  tend  to  appear  in 
conjunction  with  offices  rather  than  residences.  While  many  of  the 
buildings  are  olcV  most  are  in  good  condition  and  well  maintained. 

The  flow  of  traffic  is  moderately  heavy,  but  the  street  is  not  wide 
and  traffic  lights  keep  it  from  moving  so  fast  as  to  be  a safety 
hazard  to  the  many  pedestrians  who  contribute  to  the  busy  atmosphere. 
Commercial  activity  similar  to  that  on  Polk  Street  extends  east  and 
west  onto  several  cross  streets,  most  notably  east  along  California 
to  Hyde  Street  where  there  are  several  small  stores  and  a large 
24 -hour  supermarket  with  a two  story  parking  lot. 

Commercial  space  in  the  Golden  Gateway  Redevelopment  Project  was 
built  in  the  first  phase  of  development,  begun  in  1962  and  completed 
in  1965.  The  project  is  a mixed  use  development  including  apart- 
ments, townhouses , and  a commercial  arcade.  Most  of  the  customers 
are  residents  in  the  development  but  there  are  also  numbers  of  office 
workers  during  the  lunch  hour.  In  1967  the  Alcoa  office  building 
complex  was  completed  on  the  adjacent  block  and  in  1968  an  athletic 
club  was  built.  In  1971  , 1973,  and  1974  three  more  blocks  were 
completed  with  office,  commercial,  and  hotel  space  and  the  final  phase 
of  redevelopment  is  planned  for  completion  in  1976. 
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TABLE  X 

Characteristics  of  Commercial  Districts 

Northeast  Residential  - Chinatown  Planning  Area,  1975 
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1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3 . Node 

4 . Shopping  Center 
VACANCIES 

5.  Number  of  vacant  ground  floor  storefronts 

6.  Percent  of  all  storefronts 
RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use 

8.  Some  of  frontage  has  second  floor 
residential  use 

9.  Most  of  frontage  has  second  floor 
residential  use 
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TABLE  X (cond.) 

Characteristics  of  Commercial  Districts 

Northeast  Residential  - Chinatown  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10 . Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13.  Very  little  auto-oriented  frontage 

14.  Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16.  Well  maintained 

17.  Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19 . Very  few  street  trees 

20.  Some  street  trees 

21.  Large,  regularly  spaced, 
healthy  street  trees 
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TABLE  X (cond.) 

Characteristics  of  Commercial  Districts 

Northeast  Residential  - Chinatown  Planning  Area,  1975 


CLIENTELE 

22 . Immediate  walk-in  trade 

23.  Mainly  limited  to  planning  area 

24.  Citywide 

25.  Regional  and  tourist 

MIX  OF  GOODS  AND  SERVICES  AVAILABLE 

26.  Convenience  goods 

27.  Some  comparison  goods 

28.  Full  range  of  comparison  items 

29.  Professional  offices 

30.  Specialty  district 

31.  Drive-in  uses 
WIDTH  OF  STREET 

32.  One  traffic  lane 

33.  Two  traffic  lanes 

34.  More  than  two  traffic  lanes 
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TABLE  X (cond.) 

Characteristics  of  Commercial  Districts 

Northeast  Residential  - Chinatown  Planning  Area,  1975 


VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related  to 
shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or 
other  sources 

BUS  SERVICE 

37.  One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro)  or  cable  car 
ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrain  oriented  shopping 
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TABLE  XI 

least  Residential  - China! 


iwn  Planning  Area,  1974 
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Gross  Receipts 


TABLE  XI  (cond.) 

ind  Payroll  Taxes  in  the  Northeast  Residential  - Chinatown  Planning  Area,  1974 
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North  of  Market  Planning  Area 


The  North  of  Market  Planning  Area  is  better  knovm  as  downtown 
San  Francisco  and  includes  a number  of  different  "neighborhoods", 
most  of  which  are  not  residential  in  nature:  finance  and  administra- 
tion district.  Union  Square  retail  district.  Civic  Center,  and  the 
hotel  and  entertainment  district. 

As  in  other  major  central  cities,  downtown  is  the  traditional 
focus  of  large-scale  commercial  activities  in  San  Francisco.  Within 
downtown,  distinct  functional  areas  can  be  identified.  At  the 
central  core  — an  area  distinguishable  on  the  city's  skyline  and 
bounded  generally  by  Washington  Street,  Kearny  Street,  Mission  Street 
and  the  Embarcadero  is  the  finance  and  administration  district. 
Centered  for  many  years  at  the  Montgomery  and  California  Streets 
intersection,  this  area  has  the  city's  highest  concentration  of 
employment,  office  space  and  pedestrian  traffic.  It  is  the  location 
of  most  major  firms  in  finance,  insurance,  real  estate,  business 
services,  and  administrative  units. 

The  downtown  retail  district  is  principally  located  around  Union 
Square.  This  area  is  a regional  center  for  comparison  shopping  and 
consumer  services.  Concentrated  adjacent  to  the  hotel  and  entertain- 
ment district  to  the  north  and  west,  the  retail  district  has  a dis- 
tinctive urban  character  and  pedestrian  orientation  attractive  to 
customers.  The  dominance  of  this  district  in  terms  of  citywide  and 
regional  retail  sales  is  indicated  by  the  fact  that  in  1967  San 
Francisco's  downtown  retail  district  captured  32  percent  of  total 
city  sales  and  9.5  percent  of  total  sales  within  the  San  Francisco- 
Oakland  SMSA.* 

North  and  east  of  the  Van  Ness  Avenue  and  Market  Street  inter- 
section is  the  Civic  Center,  San  Francisco's  center  for  governmental 
services.  This  is  a large  cluster  that  includes  public  administrative 
offices,  cultural  facilities  such  as  the  Opera  House  and  Main  Library, 
and  private  office  buildings  that  provide  services  ancillary  to 
governmental  functions. 


*Source:  U.S.  Bureau  of  the  Census,  Census  of  Business,  Retail  Trade 
Area  Statistics,  California,  1967.  The  five-county  Standard 
Metropolital  Statistical  Area  (SMSA)  comprises  Alameda, 
Contra  Costa,  Marin,  San  Francisco  and  San  Mateo  counties. 
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Market  Street  is  one  of  the  city's  major  streets.  From  the 
Ferry  Building  at  the  Embarcadero  to  Van  Ness  Avenue  it  is  lined 
with  office  buildings,  hotels,  theatres,  and  stores  of  all  sizes. 

Most  ground  floor  space  is  devoted  to  stores,  banks,  restaurants, 
bars,  or  other  establishments  catering  to  the  needs  of  the  daytime 
working  population.  In  1968  a bond  issue  was  passed  dedicating 
$24.5  million  to  restoration  projects  including  road  and  sidewalk  pav- 
ing, street  lighting  and  furniture,  landscaping,  traffic  signals, 
sewers,  fire  protection  facilities,  public  malls,  and  other  improve- 
ments. These  projects  are  currently  underway  and  some  are  nearing 
completion. 

Van  Ness  Avenue  from  California  Street  to  the  Civic  Center  is 
known  as  "automobile  row."  Most  of  the  city's  major  auto  dealerships 
are  located  on  this  heavily  traveled  thoroughfare.  Commercial  and 
office  uses  are  larger  and  there  are  few  residential  units  in  this 
section  of  Van  Ness  Avenue  but  the  street  landscaping  and  building 
maintenance  is  similar  to  the  northern  part  of  the  street. 

The  majority  of  the  downtown  residential  population  resides  in 
the  neighborhood  north  of  the  Civic  Center  and  west  of  Union  Square. 
There  is  no  single  cohesive  shopping  district  for  mid-town  residents 
but  there  are  numerous  stores  scattered  throughout  the  downtown  and 
along  Market  Street  which  sell  convenience  items  and  provide  local 
services . 


South  of  Market  Planning  Area 

Although  the  South  of  Market  district  is  usually  thought  of  as 
the  location  of  light  manufacturing,  commercial  enterprises,  and 
downtown  support  services,  it  is  also  the  home  of  nearly  12,000 
people  of  varying  ethnicity,  race,  and  age,  including  transients, 
senior  citizens,  young  singles,  and  a sizeable  number  of  families 
with  children.  The  majority  of  these  households  may  be  found  living 
in  residential  units  on  the  side  streets  of  the  "superblocks"  between 
Sixth  and  Twelfth  Streets  and  Mission  and  Harrison  Streets. 

Commercial  activity  permeates  the  entire  South  of  Market  district 
but  it  is  not  oriented  toward  local  service  in  the  same  sense  that 
most  neighborhood  shopping  areas  are.  Uses  tend  to  cater  to  the 
downtown  daytime  population  and  business  world.  There  are  many  down- 
town support  services  such  as  hotels,  restaurants,  office  supply 
stores,  printers  and  publishers,  but  few  large  grocery  stores, 
supermarkets,  or  laundromats.  Due  to  the  lad:  of  neighborhood- 
serving convenience  stores  in  the  South  of  Market  district,  many  of 
the  area's  residents  must  shop  in  the  groceries  and  stores  on  Market 
Street . 
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4.  SOUTH  OF  MARKET  PLANNING  AREA 
4a.  NORTH  OF  MARKET  PLANNING  AREA 
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Characteristics  of  Commercial  Districts 

North  of  Market  and  South  of  Market  Planning  Areas,  1975 


Due  to  the  size  of  the  commercial  districts  in  the  North  of 
Market  and  South  of  Market  planning  areas  each  commercial  district 
may  in  various  sub-sections  exhibit  all  of  the  characteristics 
examined.  For  example,  in  the  Union  Square  retail  district  there 
are  blocks  where  building  facades  are  well  maintained,  blocks  ivith 
facades  needing  minor  cosmetic  repairs  , and  buildings  which  may  need 
extensive  structural  repairs.  To  avoid  confusing  generalizations 
or  completely  filling  in  all  available  choices  in  the  matrix,  the 
North  of  Market  and  South  of  Market  planning  areas  have  been  omitted 
from  this  field  observation  project.  Descriptions  of  these  areas 
can  be  found  in  the  pages  immediately  preceding  the  map  of  the  area 
and  in  the  Commercial  Trends  and  Land  Use:  Conditions  and  Trends 
reports,  also  published  as  background  to  the  Commerce  and  Industry 
Element . 
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! and  Payroll  Taxes 


TABLE  XII 

i the  North  of  Market  Planning  Area,  1974 


Commercial  Pis 


(1)  Finance  and  Admin 

(2)  Union  Square 

(3)  Hotel  and  Entertainmenl 

(4)  Civic  Center 

(5)  Market  Street  (1) 

(6)  Total  North  of  Market 


Gross  Receipts 

263,801,208 

49,612,988 

31,593,137 

2,682,638 

163,863,624 


Gross  Receipts 


Business  and  Payroll  Taj 


TABLE  XII  (cond.) 
in  the  North  of  Market  Planning  f 


Payroll  Expense 


Payroll  Expense 


Total  Accounts 

2,474 

1,155 

1,047 
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Western  Addition  Planning  Area 


Divisadero  Street  is  one  of  the  longer  commercial  strips  in  the 
city,  and  it  contains  many  different  sections,  each  with  its  oivn 
character.  At  its  southern  end,  from  Haight  Street  north  to  Oak 
Street,  there  are  neighborhood  stores  and  services.  The  utility 
wires  are  underground  and  there  are  a few  street  trees  but  the  street 
is  ivide  and  divided  by  a large  volume  of  auto  and  bus  traffic.  This 
area  is  interrupted  by  four  large  lots  between  Oak  Street  and  Fell 
Street,  three  of  which  have  gas  stations  and  a car  wash;  the  fourth 
is  vacant.  North  of  Fell  Street,  as  far  as  Geary  Boulevard  there  is 
still  a large  volume  of  traffic  (two  lanes  plus  parking  in  each 
direction)  but  the  commercial  uses  are  small  and  neighborhood 
oriented.  Here,  as  in  the  section  south  of  Oak  Street,  the  buildings 
are  in  varying  states  of  repair.  Some  have  been  renovated  but  many 
are  old  and  need  new  paint  or  in  some  cases  more  extensive  repairs. 
There  are  a few  vacancies  but  many  of  the  stores  have  heavy  steel 
security  gates.  Despite  the  neighborhood  orientation  of  the  busi- 
nesses the  cohesiveness  of  the  area  is  disrupted  by  the  traffic  and  b; 
several  gas  station  and  parking  lots.  North  of  McAllister  Street  the 
commercial  use  drops  off  and  residential  use  intensifies. 

On  Divisadero  Street  between  Geary  Boulevard  and  Sutter  Street 
there  is  a cluster  of  medical  services  associated  with  Mt.  Zion 
Hospital.  In  addition  to  medical  offices  there  is  a medical 
supplies  store  and  a mortuary  and  memorial  chapel.  This  short 
section  separates  the  north  and  south  sections  of  commercial  activity 
on  Divisadero  Street. 

Between  Sutter  Street  and  Sacramento  Street  on  Divisadero  Street 
there  are  many  of  the  same  types  of  neighborhood  services  as  occur 
south  of  Geary  Boulevard  but  there  are  fewer  vacancies  and  vacant 
lots.  At  the  extreme  north  end  of  the  commercial  strip  there  are 
some  more  exclusive  bars  and  antique  stores. 

Fillmore  Street,  from  California  Street  south  to  Bush  Street 
has  some  residential  use  mixed  in  with  neighborhood  services.  While 
the  street  is  the  same  width  here  as  it  is  farther  north  from 
California  Street  to  Jackson  Street,  it  seems  to  be  wider  and  more 
heavily  trafficked,  due  in  part  to  the  sparseness  of  the  trees  and 
the  less  elaborate  storefronts.  Between  Bush  Street  and  Post  Street 
there  are  many  vacancies,  boarded  up  storefronts  and  vacant  lots. 

The  sidewalks  are  dirty  and  many  of  the  businesses  which  are  open 
have  steel  gates  for  after-hours  security.  Commercial  use  on  Fillmor 
Street  is  most  intense  in  the  block  south  of  Geary  Boulevard  and  has 
continuous  frontage  of  local  convenience  stores.  South  of  O'Farrell 
the  land  is  vacant  except  for  one  mini-park  at  the  northeast  corner 
of  Fillmore  Street  and  Ellis  Street.  The  vacant  land  belongs  to  the 
San  Francisco  Recevelopment  Authority  and  is  being  held  pending 
action  on  the  proposed  Fillmore  Center  commercial  development.  There 
is  some  commercial  activity  as  far  south  as  Fulton  Street  but  it  is 
scattered  and  marginal. 
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Most  of  Geary  Boulevard  in  the  Western  Addition  Planning  Area  is 
not  in  commercial  use.  There  is  some  scattered  commercial  development 
west  of  Divisadero  which  is  primarily  oriented  toward  the  Kaiser  medical 
facility  on  O'Farrell.  The  major  commercial  activity  on  Geary  Boulevard 
is  the  Japan  Center.  This  large  complex  is  a regional  center  for 
Japanese  shops,  restaurants,  exhibits,  and  a hotel.  There  are  a few 
branch  banks  serving  the  local  population  but  the  facility  is  primarily 
tourist  oriented.  Just  north  of  the  new  Japan  Center  along  Post  Street, 
Buchanan  Street  and  Sutter  Street  there  is  cluster  of  shops  which  also 
specialize  in  imports  from  Japan.  This  area  is  known  as  Nihonmachi  and 
is  well  maintained  and  neat  in  appearance  despite  the  traffic  congestion 

There  are  two  separate  commercial  areas  on  Hayes  Street.  One  area 
stretches  from  Parker  Street  to  Ashbury  Street  and  includes  flats  and 
apartments.  At  the  other  end  of  Hayes  Street,  between  Laguna  Street 
and  Franklin  Street,  there  is  a more  dense  concentration  of  stores 
which  despite  their  density  are  not  in  as  good  repair  as  those  on  the 
western  section  of  the  street.  Most  stores  carry  convenience  items  but 
there  are  also  a few  specialty  stores  selling  restaurant  supplies, 
brass  bedsteads,  and  used  furniture. 

Petrini  Plaza  is  a large,  well  known  department  store  style 
supermarket  with  a large  parking  lot.  It  is  suburban  in  comparison  to 
its  surroundings  and  may  draw  customers  from  a greater  distance  than  do 
most  groceries.  There  is  a donut  shop,  restaurant,  bar,  laundry  and 
gas  station  at  the  same  intersection. 
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TABLE  XIII 

Characteristics  of  Commercial  Districts 
Western  Addition  Planning  Area,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3 . Node 

4.  Shopping  Center 
VACANCIES 

5.  Number  of  vacant  ground  floor 
storefronts 

6.  Percent  of  all  storefronts 
RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use 

8.  Some  of  frontage  has  second  floor 
residential  use 

9.  Most  of  frontage  has  second  floor 
residential  use 
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TABLE  XIII  (cond.) 

Characteristics  of  Commercial  Districts 
Western  Addition  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

L0 . Very  little  residential  frontage 

LI.  Some  residential  frontage 

L2 . Significant  residential  frontage 

L3.  Very  little  auto-oriented  frontage 

L4 . Some  auto-oriented  frontage 

L5.  Significant  auto-oriented  frontage 

BUILDING  FACADES 

L6 . Well  maintained 

L7 . Need  cosmetic  repairs 

L8 . Need  structural  repairs 

STREET  TREES 

19.  Very  few  street  trees 

10.  Some  street  trees 

11.  Large,  regularly  spaced,  healthy 
street  trees 
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11.  X X 

12.  * 

13  . X X X X XXX 
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15.  XX  * 


16.  XXX  XXX  X 
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'ABLE  XIII  (cond.) 

iharacteristics  of  Commercial  Districts 
festern  Addition  Planning  Area,  1975 


LIENTELE 

2 . Immediate  walk-in  trade 
.3.  Mainly  limited  to  planning  area 
4 . Citywide 

:5.  Regional  and  tourist 

II X OF  GOODS  AND  SERVICES  AVAILABLE 

:6 . Convenience  goods 

:7.  Some  comparison  goods 

:8.  Full  range  of  comparison  items 

J9.  Professional  offices 

)0 . Specialty  district 

SI.  Drive-in  uses 

?IDTH  OF  STREET 

\2  . One  traffic  lane 

S3.  Two  traffic  lanes 


H n n 

oTro 

-P  4->  -P 
d)  0 o 
a (!)  0J4J+J 
P P p o o 
■P  +»  0)  O 

w u)  in  p p 

4-'  -P 

o o oww 

<u  o <u  <u  o 
'd,ot  p p 
o o o o 


22.  XXXXXXXXXXX 

23.  xxxxx  xx  x 
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25 . xx 

26.  X xxxxxxxxx 

27.  XXXXX  XX 
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29.  X X X 

30 . x XX 
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34 . More  than  two  traffic  lanes 
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TABLE  XIII  (cond.) 

Characteristics  of  Commercial  Districts 
Western  Addition  Planning  Area,  1975 


70LUM2  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related 
to  shopping  trips 

*01 SE 

36 . High  noise  level  from  traffic  or 
other  sources 

3US  SERVICE 
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37.  One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro) 
)RIENTATION 

10.  Automobile  oriented  shopping 

11.  Pedestrian  oriented  shopping 
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TABLE  XIV 

Business  and  Payroll  Taxes  in  the  Western  Addition  Planning  Area,  1974 


Gross  Receipts 

Commercial  District  Accounts 


Receipts 


Gross  Receipts 


Gross  Receipts 


(1)  Divisadero  (1) 

(2)  Divisadero  (2) 

(3)  Divisadero  (3) 

(4)  Fillmore  (2) 

(5)  Fillmore  (3) 

(6)  Fillmore  (4) 

(7)  Japan  Center 

(8)  Nihonmachi 

(9)  Hayes  (1) 

(10)  Hayes  (2) 

(11)  Petrini  Plaza 


114 

46 

67 

43 

21 

2 

9 

23 

35 

26 


6,319 

6,170 

5,003 

1,711 


(12)  Total  Western  Addition  430 


23,061,067 


53,630 


TABLE  XIV  (cond.) 

Business  and  Payroll  Taxes  in  the  Western  Addition  Planning  Area,  1974 


Payroll  Expense 


1,549 

3,946 

1,420 


Payroll  Expense 


Total  Accounts 


(12) 


149,709 
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Buena  Vista  Planning  Area 


Haight  Street  from  Central  Avenue  to  Stanyan  Street  is  the  major 
commercial  shopping  district  in  the  area.  The  1972  report,  "Haight 
Street  Shopping  Area"  analyzed  the  then  current  market  strength  of  the 
shops  on  the  street,  and  described  a rather  weak  situation.  It  con- 
cluded that  there  had  been  only  slight  recovery  from  the  business 
decline  generally  associated  with  the  "hippie  era"  of  the  late  60' s. 
The  present  character  of  Haight  Street  seems  to  be  improving,  with  more 
stability  in  the  stores,  less  turnover  and  failures,  and  fewer 
vacancies.  There  is  an  improvement  program  underway  which  is  adding 
150  new  street  trees,  benches,  trash  recepticles  and  other  street  land 
scaping.  The  street  is  rather  narrow  and  there  is  some  congestion 
created  by  trucks  double-parked  for  loading  purposes.  In  spite  of  the 
traffic  congestion  there  is  a sense  of  pedestrian  scale  due  to  the 
small  size  of  the  individual  stores  in  the  main  section  of  the  street 
and  the  occasional  residential  use  on  the  upper  floors.  At  the  west 
end  of  the  street  the  uses  are  larger,  with  a supermarket  and  parking 
lot,  and  bowling  alley  near  the  corner  of  Stanyan  Street.  At  the 
southeast  corner  of  Stanyan  Street  and  Haight  Street  there  is  a large 
new  fast  food  facility.  Many  of  the  businesses  on  Haight  Street  cater 
to  the  immediate  neighborhood,  but  in  addition  there  are  a few 
specialty  shops  which  draw  people  from  a larger  area  in  the  city.  Dur 
ing  the  late  60's  these  were  predominantly  "head  shops"  offering 
merchandise  to  the  youth  culture.  Now  there  are  antique,  plant,  cut- 
lery stores  and  bars  and  restaurants. 

Commercial  use  on  Stanyan  Street  from  Haight  Street  to  Parnassus 
Avenue  is  a combination  of  small  neighborhood  services  and  bicycle 
stores  catering  to  people  visiting  Golden  Gate  Park.  The  frontage  is 
broken  up  by  residential  use,  gas  stations,  and  parking  lots  for  the 
supermarket,  and  the  police  station,  Kezar  Stadium,  and  the  emergency 
hospital  located  in  the  southeast  corner  of  the  park. 

The  one-block  area  on  Cole  Street  between  Carl  Street  and 
Parnassus  Avenue  is  a small  node  serving  the  local  neighborhood.  Most 
of  the  stores  are  one  story  but  there  are  a couple  of  buildings  with 
apartments  above  the  first  floor.  The  area  is  compact  and  the  limited 
number  of  metered  parking  spaces  seems  adequate;  many  customers  walk 
to  the  shops  and  there  is  also  Muni  service  by  two  bus  lines  and  a 
streetcar . 

Lower  Haight  Street  is  a commercial  zone  containing  a taxi  cab 
garage,  numerous  bars  and  pool  halls,  corner  grocery  stores,  and  a 
variety  of  marginal  commercial  ventures.  The  commercial  zoning 
extends  only  from  Webster  Street  to  Steiner  Street  but  there  are 
occasional  stores  scattered  as  far  as  Buchanan  Street  on  the  east  and 
Scott  Street  on  the  west.  There  are  many  vacancies  and  some  of  these 
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are  boarded  up  or  have  broken  windows.  Almost  all  the  stores  which 
are  open  have  heavy  steel  security  gates.  There  is  a bus  line  on 
Haight  Street , and  numerous  cars  parked  along  the  street.  There  is 
also  a great  deal  of  pedestrian  activity. 

Market  Street  from  Castro  Street  to  Waller  Street  is  a commer- 
cially zoned  thoroughfare  with  a jumble  of  commercial  uses  which 
appear  to  serve  both  local  neighborhood  needs  and  shoppers  from  through- 
out the  city.  Many  of  the  establishments  provide  off-street  parking 
for  their  customers.  Construction  on  Market  Street  for  Muni  and  BART 
has  disrupted  and  confused  the  heavy  flow  of  traffic  for  several  years. 
The  businesses  which  have  survived  this  construction  activity  appear 
to  be  stable  and  well  established. 

As  in  all  other  planning  districts  there  are  several  isolated 
occurrences  of  commercial  activity  outside  these  concentrated  shopping 
areas.  Two  examples  of  commercial  uses  in  residential  areas  are  the 
gas  stations  at  Seventeenth  Street  and  Clayton  Street  and  at  Haight 
Street  and  Baker  Street. 
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TABLE  XV 

Characteristics  of  Commercial  Districts 
Buena  Vista  Planning  Area,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 
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2.  Linear  (number  of  blocks)  2. 

3 . Node  3 . 

4 . Shopping  Center  4 . 

VACANCIES 

5.  Number  of  vacant  ground  floor  storefronts  5, 

6 . Percent  of  all  storefronts  6 . 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 
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8.  Some  of  frontage  has  second  floor 
residential  use 
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9.  Most  of  frontage  has  second  floor 
residential  use 
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TABLE  XV  (cond.) 

Characteristics  of  Commercial  Districts 
Buena  Vista  Planning  Area,  1975 
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CLIENTELE 


22.  Immediate  walk-in  trade 

22. 

X X X X > 

23.  Mainly  limited  to  planning  area 

23. 

X > 

24.  Citywide 

24. 

X 

25.  Regional  and  tourist 

25. 

MIX  OF  GOODS  AND  SERVICES  AVAILABLE 

26 . Convenience  goods 

26  . 

X X X X > 

27 . Some  comparison  goods 

27. 

XXX  > 

28.  Full  range  of  comparison  items 

28. 

29.  Professional  offices 

29. 

> 

30.  Specialty  district 

30. 

X 

31.  Drive-in  uses 

31. 

WIDTH  OF  STREET 

32 . One  traffic  lane 

32. 

33.  Two  traffic  lanes 

33. 

X XX 

34.  More  than  two  traffic  lanes 

34. 

X > 
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TABLE  XV  (cond.) 

Characteristics  of  Commercial  Districts 
Buena  Vista  Planning  Area'.,  1975 


VOLUME  OF  TRAFFIC 


35.  High  volume  of  traffic  not  related  to 
shopping  trips 

35. 

X 

NIOISE 

36 . High  noise  level  from  traffic  or 
other  sources 

36. 

X 

BUS  SERVICE 

37 . One  bus  line 

37. 

38.  More  than  one  bus  line 

38. 

X X X X X 

39.  Streetcar  (Muni  Metro) 

39. 

X X 

ORIENTATION 

40.  Automobile  oriented  shopping 

40. 

X X 

41.  Pedestrian  oriented  shopping 

41. 

X XX 

Haight  Street  (1) 
Stanyan  Street 
Cole  Street 
Haight  Street  (2) 
Market  Street  (2) 
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TABLE  XVI 

Business  and  Payroll  Taxes  in  the  Buena  Vista  Planning  Area,  1974 


Commercial  District 


Gross  Receipts 

Accounts Gross  Receipts 


Gross  Receipts 


Average 
Gross  Receipts 


(1)  Haight  (1) 

(2)  Stanyan 

(3)  Cole 

(4)  Haight  (2) 

(5)  Market  (2) 


129 

45 

40 

60 

183 


5,860 

1,362 

1,425 

2,157 

10,768 


(6)  Total  Buena  Vista  457 


17,143,300 


21,573 


37,512 


TABLE  XVI  (cond,) 

Business  and  Payroll  Taxes  in  the  Buena  Vista  Planning  Area,  1974 


Payroll  Expense 

Accounts Payroll  Expense 


Payroll  Expense  Average 

Tax Payroll  Expense 


Total  Accounts  Total  Taxes 


7,117 

2,256 

481 

1,617 

122,858 


158 

51 

44 

65 

251 


12,977 

3,618 

1,906 

3,774 

133,626 


(6)  112 


13,433,052 


134,331 


119,937 


569  155,904 
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Central  Planning  Area 

Commercial  activity  on  Castro  Street  is  limited  to  a short  but 
intensely  developed  two  blocks  between  Market  Street  and  Nineteenth 
Street  with  stores  also  on  Eighteenth  Street  just  east  and  west  of 
Castro  Street . The  street  is  extremely  wide  and  there  is  a large 
volume  of  auto  and  bus  traffic.  The  parallel  parking  spaces  are 
almost  always  full  and  it  is  not  uncommon  to  see  cars  double  parked. 

In  addition  to  the  heavy  flow  of  vehicles  there  is  a significant 
amount  of  pedestrian  traffic.  At  one  time  Castro  Street  was 
exclusively  a locally  oriented  neighborhood  shopping  street.  There 
are  still  many  bakeries,  groceries,  branch  banks  and  drug  stores 
catering  to  residents  of  the  immediate  area  but  the  area  has  recently 
become  a fashionable  shopping  and  social  area  for  young  singles  and 
there  has  been  an  intensification  of  bars  and  specialty  shops.  This 
increase  in  activity  has  brought  many  changes  to  the  area,  including 
new  business,  renovation  and  remodeling  of  many  buildings,  conversion 
of  dwelling  units  to  retail  space,  higher  rents  for  both  businesses 
and  residences  above  the  first  floor,  and  increased  traffic  and  con- 
gestion. 

Twenty-fourth  Street  is  a longer  and  narrower  commercial  street 
and  seems  quieter  and  more  relaxed  than  Castro  Street.  Stores  carry 
a remarkably  complete  selection  of  goods  and  services  ranging  from 
laundromats  and  delicatessens  to  sheet  music  stores,  a stereo 
components  store  and  picture  framing  shops.  Most  of  the  uses  are 
small  and  located  in  old  but  well  maintained  buildings  with  residen- 
tial units  above.  While  many  of  these  stores  draw  customers  from 
outside  Noe  Valley,  Twenty-fourth  Street  seems  much  more  neighborhood 
oriented  than  Castro  Street  at  Eighteenth  Street. 

Church  Street  is  one  of  the  few  streets  with  a moderate  amount 
of  commercial  activity  which  is  not  commercially  zoned  in  its  entirety. 
There  is  a cluster  of  activity  in  the  C-l  zone  at  Thirtieth  Street,  the 
terminus  of  the  J-Church  streetcar  line,  and  scattered  commercial 
activity  as  far  north  as  Twenty-fourth  Street  where  the  land  is  zoned 
R-3 . Almost  all  uses  serve  the  immediate  neighborhood,  but  there  are 
some  restaurants,  antique  stores,  a dance  studio,  and  a tai  chi 
studio  which  may  draw  customers  from  a wider  area.  The  street  itself 
is  wide  and  has  trolley  tracks  running  along  its  entire  length. 

There  are  a few  vacant  or  unmarked  storefronts  and  several  blocks 
where  residential  use  predominates  at  the  street  level  as  well  as  on 
the  upper  floors. 
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Central  Hills  Planning  Area 


The  Glen  Park  commercial  area  has  a small  village-like  atmosphere 
About  two  dozen  small  shops  are  clustered  at  the  base  of  the  hill 
where  Diamond  Street  and  Chenery  Street  intersect.  The  area  has  a 
decided  pedestrian  orientation  despite  the  metered  parallel  parking  on 
the  street  and  one  parking  lot  behind  the  small  supermarket.  The  area 
seems  secluded  despite  the  good  bus  service  and  proximity  to  the  Glen 
Park  BART  station,  just  two  blocks  away. 

Diamond  Heights  Shopping  Center  is  a neighborhood  oriented 
shopping  area  similar  in  function  to  Glen  Park  but  with  an  entirely 
different  atmosphere.  The  development  is  relatively  recent  and 
reflects  the  suburban  auto-oriented  development  in  the  Diamond  Heights 
Redevelopment  Area.  There  is  a large  supermarket,  a large  discount 
drug  store,  and  several  small  services,  a post  office  and  a restaurant 
set  in  a unified  building  complex  surrounded  by  a large  parking  lot. 
Due  to  the  topography  and  lack  of  bus  service,  most  patrons  do  not 
walk,  but  rely  instead  on  the  private  automobile. 

A second  commercial  site  in  the  Diamond  Heights  Redevelopment 
Area,  at  Diamond  Heights  Boulevard  and  Addison  Street,  is  currently 
up  for  bid  and  development.  The  property  had  been  considered  as  a 
site  for  a community  center  but  the  Redevelopment  Agency  is  now  looking 
for  a developer  who  will  propose  daytime  oriented  neighborhood  com- 
mercial use  which  will  not  create  traffic  and  safety  problems  for  the 
community. 
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SCHEMATIC  MAP  OF  COMMERCIAL  DISTRICTS 

7.  CENTRAL  PLANNING  AREA 
7a.  CENTRAL  HILLS  PLANNING  AREA 
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TABLE  XVII 

Characteristics  of  Commercial  Districts 

Central  Planning  Area 

Central  Hills  Planning  Area,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3.  Node 
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TABLE  XVII  (cond.) 

Characteristics  of  Commercial  Districts 

Central  Planning  Area 

Central  Hills  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10 . Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13 . Very  little  auto-oriented  frontage 

14 . Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16 . Well  maintained 

17.  Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19.  Very  few  street  trees 

20.  Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 
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TABLE  XVII  (cond.) 

Characteristics  of  Commercial  Districts 

Central  Planning  Area 

Central  Hills  Planning  Area,  1975 
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TABLE  XVII  (cond.) 

Characteristics  of  Commercial  Districts 

Central  Planning  Area 

Central  Hills  Planning  Area,  1975 


VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related 
to  shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or 
other  sources 

BUS  SERVICE 

37 . One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro) 

ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrian  oriented  shopping 
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TABLE  XVIII 


Business  and  Payroll  Taxes  in  the  Central  and  Central  Hills  Planning  Areas,  1974 


Commercial  District 


Gross  Receipts 

Accounts Gross  Receipts 


Gross  Receipts 


Average 

Gross  Receipts 


(1)  Castro  97 

(2)  Twenty-fourth  (1)  131 

(3)  Church  104 


4,569,220 

4,623,893 

2,272,455 


6,414 

5,925 

3,773 


47,105 

35,296 

21,850 


(4)  Total  Central 


332 


11,465,569 


16,113 


34,534 


(5)  Diamond  Heights  8 

(6)  Glen  Park  20 


772,966 

1,268,377 


1,034 

1,449 


96,620 

63,418 


(7)  Total  Central  Hills 


28 


2,041,343 


2,483 


72,905 


TABLE  XVIII  (cond.) 

Business  and  Payroll  Taxes  in  the  Central  and  Central  Hills  Planning  Areas,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax  


Average 

Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  43 

(2)  29 

(3)  9 


1,524,905  15,249 

729,003  7,289 

303,340  3,034 


35,462 

25,138 

33,704 


140  21,663 
160  13,214 
113  6,807 


(4) 
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2,557,248 


25,573 


31,570 


413 


41,686 


176,908  1,769 

192,591  1,925 


58,969 

27,513 


11  2,803 

27  3,374 


(7) 


10 


369,500 


3,695 


36,950 
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Mission  Planning  Area 

Commercial  activity  on  Mission  Street  extends  from  Fourteenth 
Street  on  the  north  to  Army  Street  on  the  south.  Heaviest  concentra- 
tions of  activity  extend  north  and  south  from  the  two  focal  points  at 
Sixteenth  Street  and  Twenty-fourth  Street  which  are  also  the  sites  of 
BART  stations.  Mission  Street  was  once  the  largest  regional  shopping 
center  on  the  peninsula  outside  downtown  but  recent  economic  and  popula- 
tion growth  in  outlying  counties  has  reduced  the  regional  importance 
of  Mission  Street.  It  still  retains  its  position  as  the  major  shopping 
area  for  Mission  residents  and  other  San  Franciscans. 

Customers  can  purchase  virtually  any  item  or  obtain  any  service 
on  Mission  Street  including  furniture  and  major  appliances.  The 
stores  on  Mission  Street  are  often  built  on  a larger  scale  than  is 
usual  in  other  neighborhood  districts.  Mission  Street  itself  is  a 
wide  thoroughfare  with  a heavy  volume  of  auto  and  bus  traffic.  This 
traffic  tends  to  disrupt  the  pedestrian  orientation  of  the  street 
which  is  often  quite  active. 

During  the  construction  of  the  BART  tunnel  the  entire  length  of 
the  street  was  torn  up  and  there  was  a corresponding  drop  in  overall 
business  activity.  When  the  construction  was  completed,  the  utility 
wires  were  placed  underground  and  there  were  sidewalk  improvements 
which  included  trees,  benches,  trash  receptacles  and  elaborate  sections 
of  sidewalk.  Most  of  the  business  activity  has  revived,  but  there  are 
still  some  vacancies. 

Valencia  Street  runs  parallel  to  Mission  Street  one  block  to  the 
west  and  is  in  a sense  part  of  the  same  commercial  district.  There  is 
less  bus  and  pedestrian  traffic  and  more  of  an  auto  orientation  in 
terms  of  both  traffic  and  commercial  use.  While  there  are  many  local 
convenience  stores  on  Valencia  Street  which  are  similar  to  those  on 
Mission  Street,  there  are  more  auto  repair  shops  and  gas  stations. 
Commercial  activity  in  general  is  less  intense  on  Valencia  Street  and 
there  are  more  residential  units  on  the  street.  Physical  condition  of 
the  buildings  is  similar  to  that  on  Mission  Street  with  most  buildings 
in  sound  condition  but  in  need  of  minor  repairs  and  cosmetic  improve- 
ments . 

In  addition  to  commercial  development  along  these  two  major  north- 
south  routes,  there  are  two  east-west  shopping  streets  with  a more 
limited  trade  area  and  more  pedestrian  oriented  neighborhood  clientele. 
Sixteenth  Street  has  many  local  convenience  stores  and  services  between 
Dolores  Street  and  Folsom  Street.  Twenty -fourth  Street  is  a longer 
and  more  intensely  developed  neighborhood  street  with  restaurants  and 
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local  shops  with  a Latin  flavor.  Both  these  streets  are  narrower  and 
have  more  residential  use  than  the  north-south  streets  in  the  Mission 
and  have  old  buildings  , many  of  which  have  been  remodeled  more  than 
once.  This  use  and  re-use  has  created  a jumble  of  storefronts  and 
provided  many  walls  suitable  for  the  popular  murals,  especially  on 
Twenty-fourth  Street.  Many  of  the  buildings  still  need  repairs  and 
cosmetic  improvements  and  some  have  steel  security  gates  and  screens. 

The  block  bounded  by  Fifteenth  Street,  Potrero  Avenue,  Sixteenth 
Street,  and  Bryant  Street  is  the  site  of  a large  discount  department 
store  which  has  been  vacant  for  some  years  and  a large  supermarket 
(still  open)  and  parking  lot.  There  have  been  a few  proposals  to  re- 
use the  building  space  but  none  have  come  to  fruition  and  most  of  the 
property  is  still  vacant. 

In  addition  to  the  districts  discussed  above  there  are  several 
instances  of  commercial  land  use  throughout  the  Mission  district.  Some 
of  these  properties  are  zoned  for  commercial  use  and  others  are  classi- 
fied as  non-conforming  uses.  Stores  in  these  buildings  range  from 
groceries  and  bars  and  laundromats  to  building  contractors'  offices  and 
lumber  yards. 
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SCHEMATIC  MAP  OF  COMMERCIAL  DISTRICTS 
8.  MISSION  PLANNING  AREA 
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TABLE  XIX 

Characteristics  of  Commercial  Districts 
Mission  Planning  Area,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3 . Node 
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4 . Shopping  Center  4 . 
VACANCIES 

5.  Number  of  vacant  ground  floor  storefronts  5. 

6 . Percent  of  all  storefronts  6 . 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 
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8.  Some  of  frontage  has  second  floor  8. 

residential  use 
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9.  Most  of  frontage  has  second  floor 
residential  use 
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TABLE  XIX  (cond.) 

Characteristics  of  Commercial  Districts 
Mission  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10.  Very  little  residential  frontage 

11.  Some  residential  frontage 

12 . Significant  residential  frontage 

13.  Very  little  auto-oriented  frontage 

14.  Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16 . Well  maintained 

17.  Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19 . Very  few  street  trees 

20 . Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 
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TABLE  XIX  (cond.) 


Characteristics  of  Commercial  Districts 
Mission  Planning  Area,  1975 


CLIENTELE 
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Characteristics  of  Commercial  Districts 
Mission  Planning  Area,  1975 


VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related 
to  shopping  trips 

*01 SE 

36.  High  noise  level  from  traffic 
or  other  sources 

BUS  SERVICE 

37.  One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro) 

ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrian  oriented  shopping 
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36.  xx 
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38.  x x x x x 
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40 . xxx  x 

41.  x xx 


Sixteenth/Bryant/Fifteenth/Potrero 


TABLE  XX 


Business  and  Payroll  Taxes  in  the  Mission  Planning  Area,  1974 


.al  District 


Gross  Receipts 

Accounts Gross  Receipts 


Gross  Receipts 


Average 
Gross  Receipts 


(1)  Mission  Street  (1)  427 

(2)  Valencia  190 

(3)  Sixteenth  80 

(4)  Twenty-fourth  (2)  183 

(5)  Sixteenth/Bryant  15 


33,697 

10,551 

2,513 

7,503 

1,314 


(6)  Total  Mission 


895 


37,782,147 


55,580 


42,214 


TABLE  XX  (cond.) 

Business  and  Payroll  Taxes  in  the  Mission  Planning  Area,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax 


Average 

Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  178 

(2)  68 

(3)  22 

(4)  43 

(5)  8 


11,984 

2,294 

3,320 

2,597 


67,328  605 

33,746  258 

150,951  102 

60,409  226 

101,621  23 


(6) 


319 


21,010,788 


210,107 


1,214 


210,107 
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Potrero  Planning  Area 


Commercial  activity  on  Potrero  Hill  is  limited  to  two  short 
sections  of  Eighteenth  Street  and  Twentieth  Street,  both  on  the  north 
side  of  the  hill.  There  is  no  shopping  area  convenient  to  the  housing 
on  the  south  and  east  sides  of  the  hill. 

On  Eighteenth  Street  approximately  between  Texas  Street  and 
Arkansas  Street  there  is  a small  commercial  area  with  a few  stores 
selling  groceries,  used  clothing,  and  ice  cream.  There  are  some  local 
services  including  a barber  shop,  laundromat,  and  TV  repair  shop. 

There  is  a lot  of  residential  use  scattered  among  and  above  the  com- 
mercial use  and  the  business  activity  is  limited  but  there  is  one 
grocery  store  which  is  being  remodeled. 

On  Twentieth  Street  between  Missouri  Street  and  Arkansas  Street 
there  is  a somewhat  stronger  commercial  area  with  a wider  selection  of 
services  including  a branch  library,  a medical  building  and  a post 
office.  As  on  Eighteenth  Street  there  are  housing  units  intersperced 
among  the  stores  but  there  is  a higher  level  of  activity  on  Twentieth 
Street.  Both  areas  serve  a valuable  function  in  the  neighborhood  but 
residents  cite  vandalism  as  a problem  and  express  a desire  for  a large 
easily  accessible  supermarket. 
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TABLE  XXI 

Characteristics  of  Commercial  Districts 
Potrero  Planning  Area,  1975 


<D  P 
0)  0) 
U <D 
P U 
CO  4-> 
W 
Si 

-P  Si 
C P 

d)  o) 


SIZE 

1.  Number  of  ground  floor  storefronts  1. 

CONFIGURATION 

2.  Linear  (number  of  blocks)  2. 

3 . Node  3 . 

4 . Shopping  Center  4 . 

VACANCIES 


5.  Number  of  vacant  ground  floor  storefronts  5. 

6 . Percent  of  all  storefronts  6 . 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 

8.  Some  of  frontage  has  second  floor  8. 

residential  use 


00  *3* 
CNJ  rH 


V0  iH 


m r- 


9.  Most  of  frontage  has  second  floor 
residential  use 


9 


X X 
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TABLE  XXI  (cond.) 

Characteristics  of  Commercial  Districts 
Potrero  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10 . Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13.  Very  little  auto-oriented  frontage 

14.  Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16.  Well  maintained 

17.  Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19 . Very  few  street  trees 

20.  Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 


•P  X! 
C -M 
0 0 


O'  0 
•H  5 
K Eh 


10. 

n.  * 

12.  X 

13.  xx 

14. 

15. 

16. 

17.  XX 

18. 

19.  x 

20. 

21. 
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CABLE  XXI  (cond.) 

Characteristics  of  Commercial  Districts 
?otrero  Planning  Area,  1975 


CLIENTELE 


22. 

Immediate  walk-in  trade 

22. 

X X 

23. 

Mainly  limited  to  planning  area 

23. 

X X 

24. 

Citywide 

24. 

25. 

Regional  and  tourist 

25. 

KIX 

OF  GOODS  AND  SERVICES  AVAILABLE 

26  . 

Convenience  goods 

26. 

X X 

27. 

Some  comparison  goods 

27. 

28. 

Full  range  of  comparison  items 

28. 

29  . 

Professional  offices 

29. 

30. 

Specialty  district 

30. 

31. 

Drive-in  uses 

31. 

WIDTH  OP  STREET 

32. 

One  traffic  lane 

32. 

33. 

Two  traffic  lanes 

33. 

X X 

34. 

More  than  two  traffic  lanes 

34. 

Eighteenth  Street 
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TABLE  XXI  (cond . ) 

Characteristics  of  Commercial  Districts 
Potrero  Planning  Area,  1975 


VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related  35. 

to  shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or  36. 

other  sources 

BUS  SERVICE 

37.  One  bus  line  37. 

38.  More  than  one  bus  line  38.  XX 

39.  Streetcar  (Muni  Metro)  39. 

ORIENTATION 

40.  Automobile  oriented  shopping  40. 

41.  Pedestrian  oriented  shopping 


41 


x x 


Eighteenth  Street 
Twentieth  Street 
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TABLE  XXII 

Business  and  Payroll  Taxes  in  the  Potrero  Planning  Area,  1974 


Commercial  District 


Gross  Receipts 

Accounts Gross  Receipts 


Gross  Receipts 


Gross  Receipts 


(1)  Eighteenth  Street  25 

(2)  Twentieth  12 


802,639  988 

351,369  521 


32,105 

29,280 


(3)  Total  Potrero 


37 


1,154,009 


1,509 


31,189 


TABLE  XXII  (cond.) 

Business  and  Payroll  Taxes  in  the  Potrero  Planning  Area,  1974 


Payroll  Expense 
Accounts 


Payroll  Expense 


Payroll  Expense 


Payroll  Expense 


Total  Accounts  Total  Taxes 


(1)  2 27,311 

(2)  2 104,535 


273  13,655 

1,045  52,267 


27 

14 


(3) 


131,847 


1,318 


32,961 


41 


2,827 
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South  Bayshore  Planning  Area 

Commercial  activity  in  the  South  Bayshore  district  is  considerably 
less  extensive  than  in  other  areas  of  the  city,  primarily  confined  to 
various  sections  of  Third  Street.  Between  Fairfax  Avenue  and  Jerrold 
Avenue,  Third  Street  is  mainly  an  industrial  area  but  there  are 
scattered  auto  oriented  commercial  uses.  South  of  Jerrold  Avenue, 
stores  are  more  dense  and  combined  with  residential  use,  which  occurs 
primarily  above  the  stores  but  also  on  the  ground  floor.  A wide 
variety  of  stores  offer  convenience  items  and  there  are  some  specialty 
stores  selling  records,  major  appliances,  and  clothing.  However,  there 
are  no  large  food  or  department  stores  in  the  area.  The  commercial 
activity  is  less  dense  south  of  Revere  Avenue  and  ceases  entirely 
between  Yosemite  Avenue  and  Gilman  Avenue.  There  is  another  section 
of  Third  Street  between  Gilman  Avenue  and  the  James  Lick  Freeway  which 
contains  local  convenience  stores  and  a motel. 

The  primary  feature  of  Third  Street  throughout  its  length  is  the 
heavy  volume  of  truck  traffic.  Third  Street  has  historically  been  a 
major  trucking  route  into  the  industrial  districts  in  the  South  Bay- 
shore  and  to  downtown  San  Francisco.  The  street  itself  is  very  wide 
and  in  some  sections  has  a center  divider  to  separate  the  northbond 
and  southbound  traffic.  The  constant  flow  of  traffic,  which  includes 
many  autos  and  busses  in  addition  to  the  trucks,  separates  one  side  of 
the  street  from  the  other  and  upsets  the  pedestrian  scale  of  the  build- 
ings. Small  street  trees  planted  along  various  sections  of  Third 
Street  do  little  to  buffer  the  noise  and  dirt  of  the  trucks.  Stores 
in  the  area  are  generally  run  down  and  in  need  of  repairs,  almost  all 
need  fresh  paint.  There  are  several  vacant  lots  littered  with  trash 
and  dotted  with  billboards.  Some  of  the  vacant  stores  are  boarded  shut 
and  many  of  those  which  are  open  have  steel  screens  and  security  gates. 
While  the  physical  appearance  of  the  street  is  a confused  jumble  of 
often  run-down  buildings,  business  activity  appears  relatively  steady. 
There  are  people  on  the  street  and  in  the  stores,  most  of  the  parallel 
parking  spaces  are  full  and  in  a few  locations  there  is  new  building 
activity  occur ing.  The  restoration  of  the  South  San  Francisco  Opera 
House  has  begun  at  its  original  location  at  4700  Newcomb  Avenue,  just 
east  of  Third  Street. 

The  only  other  major  areas  of  commercial  activity  in  the  South 
Bayshore  are  along  Bayshore  Boulevard  and  at  the  intersection  of 
Williams  Avenue  and  Phelps  Street.  Old  Bayshore  Boulevard  has  a 
restaurant,  a produce  market,  and  some  industrial  activity  but  the 
majority  of  stores  sell  building  materials,  lumber,  concrete,  carpeting 
and  garden  and  nursery  supplies.  The  only  large  supermarket  in  the 
South  Bayshore  Planning  Area  is  located  at  Williams  Avenue  and  Phelps 
Street.  There  is  a smaller  discount  supermarket  on  Paul  Avenue  at 
Third  Street. 
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TABLE  XXIII 

Characteristics  of  Commercial  Districts 
South  Bay shore  Planning  Area,  1975 
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SIZE 

1.  Number  of  ground  floor  storefronts  1. 

CONFIGURATION 

2.  Linear  (number  of  blocks)  2. 

3 . Node  3 . 

4.  Shopping  Center  4. 

VACANCIES 


5 .  Number  of  vacant  ground  floor  storefronts  5 . 


6.  Percent  of  all  storefronts  6. 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 

8.  Some  of  frontage  has  second  floor  8. 

residential  use 

9.  Most  of  frontage  has  second  floor  9. 

residential  use 
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TABLE  XXIII  (cond.) 

Characteristics  of  Commercial  Districts 
South  Bay shore  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10.  Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13 . Very  little  auto-oriented  frontage 

14 . Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16 . Well  maintained 

17 . Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19 . Very  few  street  trees 

20.  Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 
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10  • XXX 

11. 

12. 

13. 

14.  x 

15.  X X 

16.  X 

17.  XX 

18 . x x 

19.  x 

20. 

21. 


X X 


Williams  Street  Safeway 
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TABLE  XXIII  (cond.) 

Characteristics  of  Commercial  Districts 
South  Bay shore  Planning  Area,  1975 


CLIENTELE 

22. 

Immediate  walk-in  trade 

22. 

X X 

23. 

Mainly  limited  to  planning  area 

23. 

X X 

24. 

Citywide 

24. 

X 

25. 

Regional  and  tourist 

25. 

MIX 

OF  GOODS  AND  SERVICES  AVAILABLE 

26. 

Convenience  goods 

26. 

X X 

27. 

Some  comparison  goods 

27. 

X X 

28. 

Full  rage  of  comparison  items 

28. 

29. 

Professional  offices 

29. 

X 

30. 

Specialty  district 

30. 

X 

31. 

Drive-in  uses 

31. 

ffIDTH  OF  STREET 

32. 

One  traffic  lane 

32. 

33. 

Two  traffic  lanes 

33. 

XXX 

34. 

More  than  two  traffic  lanes 

34. 

Third  Street 
Bayshore  Boulevard 
Williams  Street  Safeway 
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’ABLE  XXIII  (cond.) 

:haracteristics  of  Commercial  Districts 
South  Bayshore  Planning  Area,  1975 


70LUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related  to 
shopping  trips 

SOI  SE 

36.  High  noise  level  from  traffic  or 
other  sources 

BUS  SERVICE 

37.  One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro) 

ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrian  oriented  shopping 


35.  xx 

36 . * * 

37. 

38.  X X 

39. 

40 . XXX 


41. 


Third  Street 
Bayshore  Boulevard 
Williams  Street  Safeway 
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TABLE  XXIV 

Business 

and  Payroll  Taxes  in  the  South  Bayshore  Planning  Area,  1974 

Commercial  District 

Gross  Receipts  Gross  Receipts  Average 

Accounts  Gross  Receipts  Tax  Gross  Receipts 

(1)  Third  Street 

(2)  Bayshore 

(3)  Williams  Street 

73  4,871,970  5,295  66,739 

39  ' 4,741,591  5,256  121,579 

(4)  Total  South  Bayshore 

112  9,613,561  10,552  85,832 

Business 

TABLE  XXIV  (cond.) 

and  Payroll  Taxes  in  the  South  Bayshore  Planning  Area,  1974 

Payroll  Expense 

Accounts  Payroll  Exper 

Payroll  Expense  Average 

lse  Tax  Payroll  Expense  Total  Accounts  Total  Taxes 

(1)  21  1,379,926 

(2)  31  5,946,787 

(3) 

13,799  65,710  94  19,094 

59,469  191,831  70  64,725 

(4)  52  7,326,714 

73,268  140,898  164  83,820 

Bernal  Heights  Planning  Area 


The  commercial  strip  with  the  widest  trade  area  in  Bernal  Heights 
is  Mission  Street  from  Army  Street  to  Randall  Street.  Despite  the 
recent  closing  of  the  Sears  department  store  and  the  subsequent  drop 
in  business  activity  there  are  still  several  specialty  stores  selling 
mattresses,  auto  parts,  and  used  cars  which  draw  customers  from  beyond 
the  Bernal  Heights  planning  area.  In  addition  to  these  large  mer- 
chandisers , there  are  also  a large  supermarket  and  numerous  small  shops 
catering  to  the  more  immediate  neighborhood's  needs.  The  street  is 
relatively  wide  and  the  heavy  volume  of  auto  and  bus  traffic  tends  to 
inhibit  the  pedestrian  activity  to  each  side  of  the  street. 

Cortland  Avenue  from  Folsom  Street  to  Elsie  Street  is  considered  tc 
be  one  of  the  main  neighborhood  shopping  areas  in  Bernal  Heights. 

Several  stores  are  closed  and  many  store  spaces  have  non-retail  uses  or 
are  vacant.  Many  of  those  which  are  open  have  metal  screens  and  gates 
over  their  windows  and  doors.  Residential  and  commercial  use  is  in 
varying  states  of  disrepair.  There  is  one  obvious  exception  to  this 
condition.  The  local  branch  office  of  the  Bank  of  America  has  been 
recently  refurbished  and  brightly  painted  and  provides  an  example  of 
the  possibilities  for  rehabilitation  of  Cortland  Street. 

College  Hill  is  a short  commercially  zoned  section  of  Mission 
Street  between  Highland  Avenue  and  Bosworth  Street.  Mission  Street 
here  functions  as  a thoroughfare  with  a significant  amount  of  auto 
and  bus  traffic.  On  both  sides  of  the  wide  street  there  are  numerous 
small  stores  and  shops  providing  merchandise  and  services  to  the  local 
neighborhood  and  a f ew  specialty  shops.  Some  of  the  business  is 
marginal  and  there  are  a few  vacant  stores  and  lots  but  the  area  is 
generally  stable.  There  is  residential  use  above  most  of  the  stores 
and  the  block  between  College  Avenue  and  St.  Mary's  Avenue  is  developed 
residentially . 

There  is  a small  isolated  group  of  stores  clustered  around  the 
west  end  of  Precita  Park  at  Folsom  Street  and  Precita  Avenue.  In 
addition  to  the  grocery/ liquor  store,  a butcher,  a laundromat  and 
cleaners  there  is  a natural  foods  store,  a natural  foods  restaurant 
and  a professional  office.  There  is  a limited  amount  of  parking  but 
most  customers'  trips  are  short  and  made  on  foot  or  by  bus  so  there  is 
little  demand  for  long  term  parking. 

Farmers'  Market  is  located  on  the  south  slope  of  Bernal  Hill,  on 
Alemany  Boulevard  in  a zone  which  allows  commercial  and  industrial  use. 
The  market  consists  of  a large  parking  area  with  stalls  set  up  so  that 
Bay  Area  farmers  can  bring  their  produce  into  the  city  to  sell  to 
local  residents  and  restauranteers  throughout  the  city. 
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TABLE  XXV 

Characteristics  of  Commercial  Districts 
Bernal  Heights  Planning  Area,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3 . Node 
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6.  Percent  of  all  storefronts  6. 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 

8.  Some  of  frontage  has  second  floor  8. 

residential  use 

9.  Most  of  frontage  has  second  floor  9. 

residential  use 


x 


CD  O')  * rH 


CM  <N  \D  O'* 
• • • * • 

CD  CD  CD  LO 


X 


X 


XX  X 


* Not  applicable 


Park 


' ' 


t • 


106 


FABLE  XXV  (cond.) 

:haracteristics  of  Commercial  Districts 
Vernal  Heights  Planning  Area,  1975 


3RQKEN  FRONTAGE  - GROUND  FLOOR 

10.  Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13 . Very  little  auto-oriented  frontage 

14 . Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16 . Well  maintained 

17.  Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19.  Very  few  street  trees 

20.  Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 
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TABLE  XXV  (cond.) 

Characteristics  of  Commercial  Districts 
Bernal  Heights  Planning  Area,  1975 


CLIENTELE 

22.  Immediate  walk-in  trade 

23.  Mainly  limited  to  planning  area 

24.  Citywide 

25.  Regional  and  tourist 

MIX  OF  GOODS  AND  SERVICES  AVAILABLE 

26 . Convenience  goods 

27 . Some  comparison  goods 

28.  Full  range  of  comparison  items 

29.  Professional  offices 

30.  Specialty  district 

31.  Drive-in  uses 
WIDTH  OF  STREET 

32.  One  traffic  lane 

33.  Two  traffic  lanes 
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34.  More  than  two  traffic  lanes 
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TABLE  XXV  (cond.) 

Characteristics  of  Commercial  Districts 
Bernal  Heights  Planning  Area,  1975 


VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related 
to  shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or 
other  sources 

BUS  SERVICE 

37 . One  bus  line 

38.  More  than  one  bus  line 

39.  Streetcar  (Muni  Metro) 

ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrian  oriented  shopping 
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TABLE  XXVI 

Business  and  Payroll  Taxes  in  the  Bernal  Heights  Planning  Area,  1974 


Commercial  District 


Gross  Receipts 

Accounts Gross  Receipts 


Gross  Receipts 

Tax Gross  Receipts 


(1)  Mission  Street  (2)  122 

(2)  Cortland  40 

(3)  College  Hill  54 

(4)  Farmers  Market  13 

(5)  Precita  Park  9 


5,894 

2,307 

1,439 

1,056 

556 


(6)  Total  Bernal  Heights  238 


1,099,305 


11,253 


34,030 


TABLE  XXVI  (cond.) 

Business  and  Payroll  Taxes  in  the  Bernal  Heights  Planning  Area,  1974 


Payroll  Expense 

Accounts Payroll  Expense 


Payroll  Expense 


Average 

Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  46 

(2)  3 

(3)  11 

(4)  2 

(5)  3 


14,540 

550 

2,851 

1,884 

271 


168  20,434 

43  2,857 

65  4,290 

15  2,940 

12  827 


(6) 


65 


2,009,985 


20,098 


30,922 


303 


31,351 
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Outer  Mission  Planning  Area 


Mission  Street  is  one  of  the  longest  commercial  streets  in  the 
city,  running  from  First  Street  at  the  bay,  southwest  through  four 
planning  areas  to  the  county  line  and  beyond  into  San  Mateo  County. 
There  is  some  commercial  activity  on  almost  every  block  of  Mission 
Street  in  the  Outer  Mission  Planning  Area,  but  there  are  two  major 
focal  points.  Between  Excelsior  Avenue  and  Ocean  Avenue  (including  a 
short  section  of  Ocean  Avenue)  there  are  numerous  small  stores  and  a 
few  larger  establishments  offering  a full  range  of  goods  and  services. 
Sidewalks  and  buildings  are  generally  clean  and  in  good  repair  although 
many  need  minor  cosmetic  improvements  such  as  paint  or  new  signs. 
Variety  in  buildings’  age  and  architectural  styles  as  well  as  the  high 
level  of  pedestrian  and  traffic  activity  gives  a busy,  confused  appear- 
ance to  the  streetscape. 

The  other  concentrated  neighborhood  shopping  district  on  Mission 
Street  centers  around  the  intersection  of  Mission  Street  and  Geneva 
Avenue  and  includes  a few  short  blocks  of  Geneva  Avenue  as  well  as 
Mission  Street.  This  section  is  similar  to  the  other  in  its  small 
scale  and  busy  appearance.  Both  sections  have  limited  numbers  of  resi- 
dential units  above  the  stores,  few  vacancies,  parallel  parking  along 
Mission  Street  and  occasional  parking  lots  on  side  streets.  Both  offer 
a reasonably  complete  selection  of  goods  and  services  to  the  immediate 
neighborhoods  but  neither  appears  to  draw  many  customers  from  outside 
the  locality. 

Between  these  concentrated  areas , and  throughout  the  rest  of  the 
length  of  Mission  Street,  the  businesses  are  more  spread  out,  auto- 
oriented,  and  intersperced  with  residential  use.  Some  buildings  are 
quite  a bit  larger  and  have  their  own  parking  lots  while  others  are 
much  smaller  than  the  usual  size.  The  street  is  a busy  bus  and  auto 
transportation  artery  and  this  traffic  volume  tends  to  disrupt  the 
pedestrian  scale  of  the  street. 

San  Bruno  Avenue  from  Dwight  Street  north  to  Silver  Avenue  pro- 
vides a small  relaxed  shopping  atmosphere  for  residents  in  the  Portola 
neighborhood.  San  Bruno  Avenue  here  runs  parallel  to  the  James  Lick 
Freeway  which  reduces  the  street's  importance  as  a transportation 
route.  This  relatively  isolated  location  creates  an  atmosphere 
entirely  different  from  the  shopping  areas  on  Mission  Street.  Most 
traffic  on  San  Bruno  Avenue  is  business  related.  There  is  a relatively 
complete  range  of  convenience  items  and  only  a few  specialty  stores. 
Commercial  uses  are  most  concentrated  near  Silver  Avenue,  residential 
use  occurs  throughout  the  district  and  predominates  in  the  southern 
blocks.  A few  stores  are  vacant,  some  have  steel  security  gates,  many 
need  cosmetic  repairs.  Nevertheless,  some  businesses  (mostly  banks) 
have  been  recently  repainted . 
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On  Alemany  Boulevard,  a major  thoroughfare,  between  Whipple 
Avenue  and  Lawrence  Avenue  there  is  a large  supermarket,  discount 
department  store,  gas  station,  and  parking  lot  similar  to  "mini- 
centers" in  other  planning  areas.  In  addition  to  this  small  node 
there  are  several  other  instances  of  commercial  activity  scattered 
throughout  the  neighborhood  and  as  is  the  case  throughout  the  city, 
some  are  zoned  for  commerce  while  others  are  classified  as  non-con- 
forming  uses. 


Visitacion  Valley  Planning  Area 

The  only  significant  commercial  activity  in  Visitacion  Valley 
occurs  on  Leland  Avenue  and  along  Bayshore  Boulevard.  In  this 
community  shopping  area  there  is  a good  selection  of  goods  and  services 
including  a supermarket,  professional  offices,  branch  bank  with  park- 
ing lot,  clothing  store,  locksmith  and  bakery.  The  stores  are  small 
and  have  a limited  trade  area  but  appear  healthy.  The  Leland  Avenue 
merchants,  in  conjunction  with  the  neighborhood  organization  are 
currently  working  with  the  Department  of  Public  Works  to  establish  a 
Special  Tax  Assessment  District  to  pay  for  sidewalk  improvements, 
utility  undergrounding,  and  landscaping. 

The  only  other  large  parcels  of  commercially  zoned  land  in 
Visitacion  Valley  are  located  at  San  Bruno  Avenue  and  Wilde  Avenue 
where  there  is  a grocery  store  and  bar  and  on  Bayshore  Boulevard,  at 
Hester  Avenue  where  there  is  a motel,  restaurant,  bar  and  coffee  shop 
and  some  undeveloped  land . 
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SCHEMATIC  MAP  OF  COMMERCIAL  DISTRICTS 

12.  OUTER  MISSION  PLANNING  AREA 
12a. VISITACION  VALLEY  PLANNING  AREA 
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TABLE  XXVII 

Characteristics  of  Commercial  Districts 
Outer  Mission  Planning  Area 
Visitacion  Valley  Planning  Area,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 
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3 . Node  3 . 

4 . Shopping  Center  4 . 

VACANCIES 

5.  Number  of  vacant  ground  floor  storefronts  5. 

6.  Percent  of  all  storefronts  6. 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 

8.  Some  of  frontage  has  second  floor  8. 

residential  use 
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9,  Most  of  frontage  has  second  floor 
residential  use 
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TABLE  XXVII  (cond.) 

Characteristics  of  Commercial  Districts 
Outer  Mission  Planning  Area 
Visitacion  Valley  Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10.  Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13.  Very  little  auto-oriented  frontage 

14.  Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16.  Well  maintained 

17.  Need  cosmetic  repairs 
IS.  Need  structural  repairs 
STREET  TREES 

19 . Very  few  street  trees 

20.  Some  street  trees 
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21.  Large,  regularly  spaced,  healthy  21. 
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TABLE  XXVII  (cond.) 

Characteristics  of  Commercial  Districts 
Outer  Mission  Planning  Area 
Visitacion  Valley  Planning  Area,  1975 


CLIENTELE 

22.  Immediate  walk-in  trade 

23.  Mainly  limited  to  planning  area 

24.  Citywide 

25.  Regional  and  tourist 

MIX  OF  GOODS  AND  SERVICES  AVAILABLE 

26 . Convenience  goods 

27.  Some  comparison  goods 

28.  Full  range  of  comparison  items 

29.  Professional  offices 

30.  Specialty  district 

31.  Drive-in  uses 
WIDTH  OF  STREET 

32.  One  traffic  lane 

33.  Two  traffic  lanes 

34.  More  than  two  traffic  lanes 
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TABLE  XXVII  (cond.) 

Characteristics  of  Commercial  Districts 
Outer  Mission  Planning  Area,  1975 
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VOLUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related  to 
shopping  trips 

NOISE 

36.  High  noise  level  from  traffic  or 
other  sources 

BUS  SERVICE 

37 . One  bus  line 

38.  More  than  one  bus  line 

39 . Streetcar  (Muni  Metre) 

ORIENTATION 

40.  Automobile  oriented  shopping 

41.  Pedestrian  oriented  shopping 


35 . x x 

36.  xx 


38.  XX 
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TABLE  XXVIII 

Business  and  Payroll  Taxes  in  the  Outer  Mission  and  Visitacion  Valley  Planning  Areas,  1974 


Commercial  District 

(1)  Mission  Street  (3) 

(2)  San  Bruno 

(3)  Alemany  Value  Giant 

(4)  Total  Outer  Mission 

(5)  Visitacion  Valley 

(6)  Leland  Avenue 


Gross  Receipts 

Accounts  Gross  Receipts 

468  31,376,747 

92  4,951,905 

560  36,328,652 

60  2,062,783 


Gross  Receipts 


52,429 

5,802 


58,231 


2,721 


Gross  Receipts 

67,044 
53,  825 


64,872 


34,379 


TABLE  XXVII  (cond.) 

Business  and  Payroll  Taxes  in  the  Outer  Mission  and  Visitacion  Valley  Planning  Areas,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax 


Average 

Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  150  6,921,274 

(2)  43  1,356,639 

(3) 


69,217 

13,569 


46,141  618  121,646 

31,549  135  19,371 


(4) 


193 


82,786 


42,890 


753 


141,017 


(5) 


(6) 


15 


749,702 


7,498 


75 


10,219 
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Ocean  View-Merced-Ingleside  Planning  Area 

There  is  a suburban  atmosphere  in  many  of  the  OMI  neighborhoods 
which  is  also  reflected  in  the  shopping  areas  in  this  district.  The 
largest  shopping  center  in  the  city  and  the  biggest  commercial  con- 
centration outside  the  downtown  is  the  Stonestown  Shopping  Center 
located  at  Nineteenth  Avenue  and  Winston  Drive.  The  shopping  center 
was  built  in  1950  and  is  one  of  the  earliest  examples  of  the  suburban 
type  center  which  has  several  dozen  stores  including  a major  depart- 
ment store,  a supermarket,  movie  theatre,  numerous  clothing  stores, 
and  several  hundred  parking  spaces.  There  is  some  landscaping  in  the 
parking  lot  and  the  interior  pedestrian  mall  is  well  landscaped  and 
carefully  maintained.  There  is  some  turnover  in  the  smaller  com- 
mercial spaces,  but  most  of  the  businesses  appear  prosperous. 

There  are  three  separate  areas  along  Ocean  Avenue  with  commercial 
activity.  Between  Phelan  Avenue  (at  City  College)  and  Manor  Drive 
commercial  activity  is  auto  oriented  and  sporadic,  including  many 
blocks  with  gas  stations,  fast  food  establishments,  residences,  and 
numerous  parking  lots.  There  are  several  vacancies  and  marginally 
active  shops.  The  street  is  quite  wide  and  has  streetcar  tracks  run- 
ning down  its  center.  Overall,  the  district  lacks  cohesiveness  and 
has  no  focal  point  and  vague  boundaries. 

Just  east  of  Junipero  Serra  Boulevard,  along  the  south  side  of 
Ocean  Avenue  as  far  east  as  Paloma  Avenue  there  are  a few  medical  and 
professional  buildings.  The  area  is  isolated,  in  need  of  physical 
renovation  and  does  not  contain  a full  complement  of  convenience 
stores  and  services.  The  street  has  an  auto  orientation  similar  to  the 
eastern  section  of  Ocean  Avenue. 

The  third  section  of  Ocean  Avenue,  between  Nineteenth  Avenue  and 
Junipero  Serra  Boulevard  is  quite  different  from  other  shopping 
districts  in  the  OMI . There  are  two  short  blocks  of  densely  packed 
stores  offering  a complete  selection  of  all  basic  convenience  goods. 
There  are  a few  specialty  stores  and  one  well  known  department  store 
style  grocery  chain.  Despite  the  width  of  the  street,  there  is  a 
distinct  pedestrian  atmosphere.  Angle  parking  reduces  the  number  of 
lanes  and  traffic  flow  is  light  and  slow  moving.  There  is  also  a 
public,  metered  parking  lot  at  Nineteenth  Avenue  and  Ocean  Avenue. 

The  buildings  are  small  scale  and  well  maintained  and  there  are 
currently  no  vacancies. 

Commercial  activity  along  Monterey  Boulevard  between  Ridgewood 
Street  and  Edna  Street  is  scattered  and  frequently  intersperced  with 
residential  use.  There  is  an  assortment  of  local  convenience  services 
and  there  is  one  large  supermarket  with  two  levels  of  parking.  The 
street  is  wide  and  has  a moderate  volume  of  traffic  and  pedestrian 
activity  is  limited. 
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On  Nineteenth  Avenue  between  Junipero  Serra  Boulevard  and  Byxbee 
Street  there  are  three  blocks  of  commercial  activity,  mostly  serving 
the  immediate  neighborhood.  In  addition  to  the  smaller  stores  there 
is  a funeral  home.  A drive-in  fast  food  facility  located  at  the 
corner  of  Nineteenth  Avenue  and  Junipero  Serra  Boulevard  which 
attracts  customers  traveling  north  and  south  on  Nineteenth  Avenue  and 
Junipero  Serra  Boulevard.  Several  stores  are  vacant  and  there  are  many 
residences  scattered  throughout  the  area.  This  small  district  is 
serviced  by  a streetcar  line  and  there  are  a few  scattered  groceries, 
convenience  shops  and  a gas  station  along  Randolph  Street  between  Arch 
Street  and  Victoria  Street. 

In  addition  to  the  commercial  activity  described  above,  which  is 
primarily  strip  commercial  development,  there  are  also  three 
miniature  shopping  centers  similar  in  design  to  Stonestown  but  much 
smaller  in  scale.  Park  Merced  is  a large,  self-contained  cluster  of 
townhouses  and  low-  and  high-rise  apartments.  The  development  has 
its  own  interior  circulation  pattern  and  open  space.  A portion  of  land 
has  also  been  set  aside  for  shopping.  At  the  intersection  of  Cambon 
Drive  and  Castelo  Avenue  there  is  a supermarket,  local  convenience 
stores  and  services  and  parking  for  about  100  cars.  The  shopping  area 
serves  only  the  Park  Merced  community,  it  is  well  screened  from 
Nineteenth  Avenue  and  access  is  difficult  except  from  within  the  resi- 
dential enclave. 

In  the  block  bounded  by  Sloat  Boulevard,  Everglade  Drive,  Ocean 
Avenue,  and  Clearfield  Drive,  there  is  another  small  shopping  center 
which  has  a discount  department  store  and  a supermarket.  There  is  a 
large  parking  lot  for  use  by  the  local  residents  who  depend  on  their 
autos  for  transportation  in  this  low  density  residential  area.  There 
is  another  similar  shopping  area  on  Alemany  Boulevard  between  St. 
Charles  Avenue  and  Worcester  Avenue  which  has  one  large  discount 
department  store,  a supermarket  and  a couple  of  hundred  parking  spaces. 
There  is  bus  service  to  the  stores  but  most  patrons  drive  their  own 
cars  to  this  isolated  commercial  area. 
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SCHEMATIC  MAP  OF  COMMERCIAL  DISTRICTS 

13.  OCEAN  VIEW  - MERCED -INGLESIDE  PLANNING  AREA 
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’ABLE  XXIX 

Characteristics  of  Commercial  Districts 
)cean  View  - Merced  - Ingle side 
’lanning  Area,  1975 


SIZE 

L.  Number  of  ground  floor  storefronts 
:0N  FIGURATION 

l.  Linear  (number  of  blocks) 

3.  Node 

i.  Shopping  Center 
VACANCIES 
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5.  Number  of  vacant  ground  floor  storefronts  5. 
5.  Percent  of  all  storefronts  6. 

RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use  7. 


8.  Some  of  frontage  has  second  floor 
residential  use 

9.  Most  of  frontage  has  second  floor 
residential  use 
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TABLE  XXIX  ( cond . ) 

Characteristics  of  Commercial  Districts 
Ocean  View  - Merced  - Ingle side 
Planning  Area,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10.  Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13.  Very  little  auto-oriented  frontage 

14 . Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16.  Well  maintained 

17.  Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19.  Very  few  street  trees 

20 . Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 
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10.  XX  X XXX 

11.  XXX 

12. 
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14.  x xx 

15 . x xxx 

15,  X xxxxxxx 

17.  X XX 
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20.  XXX  XX 
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Alemany  Pay  and  Save 
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'ABLE  XXX X (cond.) 

Characteristics  of  Commercial  Districts 
)cean  View  - Merced  - Ingles ide 
‘lanning  Area,  1975 


CLIENTELE 

22.  Immediate  walk-in  trade 

23.  Mainly  limited  to  planning  area 

24.  Citywide 

25 . Regional  and  tourist 

41 X OF  GOODS  AND  SERVICES  AVAILABLE 

26 . Convenience  goods 

27.  Some  comparison  goods 

28.  Full  range  of  comparison  items 

29.  Professional  offices 

30.  Specialty  district 

31.  Drive-in  uses 
WIDTH  OF  STREET 

32.  One  traffic  lane 

33.  Two  traffic  lanes 
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23  • xxxxxxxxx 

24  X 

25. 

26.  xx  xxxxxx 

27 . XX  XX 

28.  x 

29.  xxx 

30. 

31.  x 

32. 

33 . XX 


34.  More  than  two  traffic  lanes 
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Parkview  GET 
Alemany  Pay  and  Save 


12  4 


CABLE  XXIX  (cond.) 

:haracteristics  of  Commercial  Districts 
}cean  View  - Merced  - Ingleside 
Planning  Area,  1975 


70LUME  OF  TRAFFIC 

35.  High  volume  of  traffic  not  related  to 
shopping  trips 

501 SE 

36.  High  noise  level  from  traffic  or 
other  sources 

3US  SERVICE 

37 . One  bus  line 

18.  More  than  one  bus  line 
39.  Streetcar  (Muni  Metro) 

)RIENTATION 

10.  Automobile  oriented  shopping 

11.  Pedestrian  oriented  shopping 
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TABLE  XXX 

Business  and  Payroll  Taxes  in  the  Ocean  View  - Merced  - Ingleside  Planning  Area,  1974 


District 


Gross  Receipts 

Accounts Gross  Receipts 


Gross  Receipts 


Average 
Gross  Receipts 


(1)  Stonestown 

(2)  Ocean  Avenue  (1) 

(3)  Ocean  Avenue  (2) 

(4)  Ocean  Avenue  (3) 

(5)  Monterey 

(6)  Nineteenth 

(7)  Park  Merced 

(8)  Parkview  GET 

(9)  Alemany  Pay  and  Save 


19 

93 

25 

54 

37 

23 


4,033 

1,639 

4,288 

1,057 

10,092 

409 

249 


8,099 

5,297 

3,464 

7,093 

1,457 

10,575 

611 

312 


(10)  Total 


266 


33,711,748 


126,735 


TABLE  XXX  (cond.) 

Business  and  Payroll  Taxes  in  the  Ocean  View  - Merced  - Ingleside  Planning  Area,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax 


Payroll  Expense  Total  Accounts  Total  Taxes 


42 

36 

13 

29 


33,150 

13,302 

3,523 

15,005 

2,855 

181 

966 

518 

11,757 


61 

129 

38 

83 

45 

25 

8 

11 


41,249 

18,599 

6,987 

22,098 

4,312 

10,756 

1,577 

830 

18,921 


(10)  143 


8,126,224 


56, 826 


409 


125,335 
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Inner  Sunset  and  Outer  Sunset  Planning  Areas 

The  two  focal  points  on  Irving  Street  are  at  Ninth  Avenue  and  in 
the  first  few  blocks  west  of  Nineteenth  Avenue.  Commercial  activity 
is  most  dense  in  these  areas  and  becomes  more  sparse  and  mixed  with 
residential  uses  toward  the  edges  of  the  district.  Irving  Street's 
stores  offer  a full  range  of  convenience  goods  and  a representative 
selection  of  specialty  items.  The  most  prevalent  commercial  establish- 
ments are  branch  banks  and  savings  and  loan  institutions.  Many  of 
these  banks  occupy  new  buildings  specially  built  for  the  financial 
institutions  which  are  significantly  larger  than  the  predominant  com- 
mercial spaces.  Most  businesses  occupy  ground  floor  space  in  resi- 
dential buildings  or  share  a portion  of  one  story  buildings.  Some  of 
the  buildings  need  modest  amounts  of  renovation  or  paint  but  most  are 
in  good  condition  and  there  are  few  vacancies.  The  street  itself  is 
wide  and  well  traveled.  Occasional  blocks  have  metered  diagonal  park- 
ing and  there  are  a few  large  parking  lots  but  most  blocks  have 
metered  parallel  parking.  There  is  only  one  bus  line  serving  Irving 
Street  in  its  entire  length  and  most  transit  riders  reach  the  district 
on  the  N -Judah  streetcar,  one  block  south. 

West  Portal  Avenue  is,  as  its  name  implies,  located  at  the  west 
portal  of  the  Twin  Peaks  streetcar  tunnel.  Between  Ulloa  Street  and 
Fifteenth  Avenue  there  are  three  blocks  of  commercially  developed  land 
with  a wide  variety  of  stores  and  services,  including  a full  selection 
of  convenience  and  specialty  items.  Some  of  the  buildings  are  single 
story  commercial  buildings,  others  are  combined  residential-commercial 
buildings  and  still  others  are  exclusively  residential.  All  are  well 
maintained  and  some  have  been  recently  renovated.  The  few  new  build- 
ings are  almost  exclusively  single  story  branch  bank  offices.  Despite 
the  fact  that  it  is  only  one  block  north  of  Portola  Drive,  the  most 
outstanding  feature  of  West  Portal  Avenue  is  its  isolated,  village- 
like, pedestrian  ambience.  The  street  itself  is  wide  and  has  some  gas 
stations  on  corners  but  the  impact  of  the  traffic  is  reduced  by  a 
planted  median  strip  and  diagonal  parking.  Its  location  in  a small 
valley  at  the  base  of  Mt.  Davidson  also  contributes  to  its  small  town 
atmosphere.  Although  it  is  a small  shopping  district,  its  pleasant 
atmosphere,  full  selection  of  merchandise,  and  central  location  for 
many  of  the  Sunset  and  OMI  neighborhoods  draws  customers  from  a 
relatively  wide  geographical  area. 

Commercial  development  along  Taraval  Street,  like  Irving  Street, 
West  Portal  Avenue  and  many  other  linear  shopping  areas  in  San 
Francisco  was  originally  developed  along  streetcar  tracks  radiating 
from  the  downtown  area  to  the  more  remote  residential  areas  of  the 
city.  Beginning  at  Twelfth  Avenue  and  extending  almost  as  far  west  as 
the  Pacific  Ocean,  commercial  activity  today  on  Taraval  Street  is 
most  concentrated  in  the  blocks  just  east  and  west  of  Nineteenth 
Avenue.  East  of  Fifteenth  Avenue  and  west  of  Twenty-eighth  Avenue 
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stores  are  intersperced  with  residential  use.  Several  blocks  west  of 
Twenty-sixth  Avenue  have  no  commercial  use  at  all.  There  is  a wide 
range  of  goods  offered  on  Taraval  Street,  but  business  activity  is  not 
as  intense  as  on  Irving  Street  or  West  Portal  Avenue.  Stores  are  less 
well  maintained  and  there  are  slightly  more  vacancies  here.  There  is 
some  new  branch  bank  construction  but  generally  the  district  serves 
a much  smaller  segment  of  the  Sunset  population.  Due  to  the  sporadic 
instances  of  residential  sections  along  the  length  of  the  street,  the 
width  of  the  street  itself  and  the  noise  of  the  streetcars,  the 
district  lacks  the  overall  cohesiveness  of  Irving  Street  and  West 
Portal  Avenue. 

Noriega  Street  is  similar  to  Taraval  Street  in  many  ways.  The 
major  difference  is  that  there  are  no  streetcar  tracks  on  the  street 
and  commercial  activity  seems  to  cluster  more  tightly  and  drop  off 
more  completely  at  the  edges  of  the  commercial  sections  than  on 
Taraval  Street.  There  are  a few  blocks  which  contain  two  story  single 
family  homes  in  which  the  ground  floor  has  been  converted  to  commercial 
space.  In  addition  to  the  usual  grocery  and  variety  stores,  Noriega 
Street  also  has  a few  new  branch  banks  under  construction. 

Judah  Street  is  another  streetcar  route  in  the  Sunset  planning 
area  which  has  commercial  development  in  scattered  blocks  along  its 
route  to  the  beach.  It  is  less  intensely  developed  than  any  of  the 
other  streets  in  the  Sunset  but  there  are  three  sections  around 
Thirtieth  Avenue,  Thirty-ninth  Avenue,  and  Forty-fifth  Avenue  where 
there  are  a few  blocks  of  concentrated  commercial  use.  Stores  here 
offer  the  same  convenience  goods  available  in  most  local  shopping 
districts  and  there  are  a few  specialty  stores,  professional  offices, 
a nursery  school  and  a motel  in  the  most  outlying  section,  nearest  to 
the  beach.  This  area  is  also  near  the  site  of  several  large  new 
apartment  buildings  which  are  still  under  construction.  There  are  no 
really  large  commercial  establishments  and  patronage  is  probably 
limited  to  nearby  residents. 

Miraloma  Park  is  a short  section  of  Portola  Drive,  just  west  of 
the  intersection  of  Woodside  Avenue  and  0 'Shaughnessy  Boulevard  which 
has  a large  supermarket,  gas  station,  and  local  convenience  stores 
serving  the  population  of  Twin  Peaks  and  Mt.  Davidson.  Off-street 
parking  is  provided  because  the  area  is  hilly  and  pedestrian  access  is 
difficult . 

Four  blocks  at  the  western  end  of  Sloat  Boulevard  are  devoted  to 
local  commercial  activity,  including  a nursery,  gas  station,  and 
restaurant.  There  are  several  other  small  commercial  areas  located  in 
the  Inner  and  Outer  Sunset  planning  area  which  have  one  or  two  stores 
serving  the  local  residents,  most  notably  on  Lawton  Street  and  Vicente 
Street.  Some  of  these  are  commercially  zoned  and  others  such  as  the 
lumber  yard  on  the  southwest  corner  of  Judah  Street  and  Twenty-second 
Avenue  are  presently  classified  as  non-conforming  uses. 
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TABLE  XXXI 

Characteristics  of  Commercial  Districts 
Inner  Sunset  and  Outer  Sunset 
Planning  Areas,  1975 


SIZE 

1.  Number  of  ground  floor  storefronts 
CONFIGURATION 

2.  Linear  (number  of  blocks) 

3.  Node 

4 . Shopping  Center 
VACANCIES 
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residential  use 

. Most  of  frontage  has  second  floor 
residential  use 


5.  Number  of  vacant  ground  floor  storefronts 

6.  Percent  of  all  storefronts 
RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7.  No  residential  use 

8.  Some  of  frontage  has  second  floor 
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TABLE  XXXI  (cond.) 

Characteristics  of  Commercial  Districts 
Inner  Sunset  and  Outer  Sunset 
Planning  Areas,  1975 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10.  Very  little  residential  frontage 

11.  Some  residential  frontage 

12.  Significant  residential  frontage 

13.  Very  little  auto -oriented  frontage 

14 . Some  auto-oriented  frontage 

15.  Significant  auto-oriented  frontage 
BUILDING  FACADES 

16.  Well  maintained 

17 . Need  cosmetic  repairs 

18.  Need  structural  repairs 
STREET  TREES 

19.  Very  few  street  trees 

20.  Some  street  trees 

21.  Large,  regularly  spaced,  healthy 
street  trees 
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TABLE  XXXI  (cond.) 

Characteristics  of  Commercial  Districts 
Inner  Sunset  and  Outer  Sunset 
Planning  Areas,  1975 


£ rl 

(o  (8 


CLIENTELE 


22. 

Immediate  walk-in  trade 

22  * 

X X X X X X X 

23. 

Mainly  limited  to  planning  area 

23. 

X X X X X X X 

24. 

City wide 

24. 

25  . 

Regional  and  tourist 

25. 

MIX 

OF  GOODS  AND  SERVICES  AVAILABLE 

26. 

Convenience  goods 

26. 

X X X X X X X 

27. 

Some  comparison  goods 

27. 

XX  X 

28. 

Full  range  of  comparison  items 

28. 

29. 

Professional  offices 

29. 

X X X X X X X 

30. 

Specialty  district 

30. 

31. 

Drive-in  uses 

31. 

WIDTH  OF  STREET 

32. 

One  traffic  lane 

32. 

33. 

Two  traffic  lanes 

33. 

X X 

34. 

More  than  two  traffic  lanes 

34. 

XXX  XX 

Portal  Avenue 
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TABLE  XXXI  ( cond . } 

Characteristics  of  Commercial  Districts 
Inner  Sunset  and  Outer  Sunset 
Planning  Areas,  1975 


VOLUME  OF  TRAFFIC 


35.  High  volume  of  traffic  not  related  to 
shopping  trips 

35. 

XXX 

NOISE 

36.  High  noise  level  from  traffic  or 
other  sources 

36. 

X X 

BUS  SERVICE 

37 . One  bus  line 

37. 

X 

X 

38.  More  than  one  bus  line 

38. 

X 

X X X X 

39.  Streetcar  (Muni  Metro) 

39. 

XXX  X X 

ORIENTATION 

40.  Automobile  oriented  shopping 

40. 

X 

X X X X X 

41 . Pedestrian  oriented  shopping 

41. 

X X 

X 

Irving  Street 
West  Portal  Avenue 
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TABLE  XXXII 

Business  and  Payroll  Taxes  in  the  Inner  and  Outer  Sunset  Planning  Area,  1974 


Gross  Receipts 

Commercial  District  Accounts Gross  Receipts 


Gross  Receipts 


Average 
Gross  Receipts 


(1)  Irving 

(2)  West  Portal 

(3)  Taraval 

(4)  Noriega 

(5)  Judah 

(6)  Miraloma  Park 

(7)  Sloat 


429 

152 

328 

100 

123 

28 

12 


(8)  Total  Sunset 


1,172 


52,449,569 


73,151 


44,752 


TABLE  XXXII  (cond.) 

Business  and  Payroll  Taxes  in  the  Inner  and  Outer  Sunset  Planning  Area,  1974 


Payroll  Expense  Payroll  Expense 

Accounts Payroll  Expense  Tax 


Payroll  Expense  Total  Accounts  Total  Taxes 


(1)  125 

(2)  67 

(3)  76 

(4)  44 

(5)  29 

(6)  15 

(7)  4 


554 

219 

404 

144 

152 

43 

16 


(8)  360 


18,548,642  185,494 


51,524 


1,532 


258,645 
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CITYWIDE  COriCER^S 


Each  commercial  district  in  San  Francisco  is  a unique  combination 
of  all  the  characteristics  described  in  earlier  sections  of  this  report 
Despite  their  individuality,  districts  can  be  grouped  according  to  the 
size  of  their  trade  areas,  their  physical  configurations  and  conditions 
Many  districts  with  similar  characteristics  also  share  similar  problems 

Many  of  the  concerns  of  neighborhood  residents  and  district 
merchants  are  already  being  studied  individually  by  the  Department  of 
City  Planning.  This  section  highlights  these  concerns  and  the  work 
which  is  currently  underway  or  needed  to  fully  analyze  the  problems 
and  propose  improvements  and  solutions.  Some  of  these  problems  are 
susceptable  to  improvement  by  public  actions  while  others  are  more 
properly  the  concern  of  the  private  sector. 


NON -CONFORMING  USES 

The  first  zoning  ordinance  adopted  in  San  Francisco  in  1921 
designated  a great  deal  of  land  for  commercial  use.  Far  more  land,  in 
fact,  than  would  ever  be  commercially  developed.  Retail  uses  were 
established  in  these  commercial  zones  with  most  stores  concentrating 
in  a few  blocks  located  in  the  center  of  the  district,  at  major  inter- 
sections or  other  focal  points.  The  remainder  of  the  stores  scattered 
throughout  the  rest  of  the  commercial  zone. 

In  1960  the  Department  of  City  Planning  undertook  a major  rezoning 
effort.  At  this  time  new  residential  zones  were  established  and  it  was 
recognized  that  the  city  was  commercially  over-zoned.  Commercial  zones 
were  accordingly  reduced.  With  this  reduction  many  businesses  which 
had  located  at  the  fringes  of  the  original  commercial  zones  were  now  on 
property  designated  for  residential  use.  To  allow  reasonable  time  for 
the  relocation  of  these  uses  a Non-Conf orming  Use  program  was  estab- 
lished , identifying  the  uses,  classifying  them  according  to  type  of  use 
designating  uses  which  would  be  permitted  to  remain  and  setting  dead- 
lines for  removal  of  others. 

Uses  deemed  beneficial  to  neighborhoods  such  as  corner  grocery 
stores  are  permitted  to  remain  but  additional  such  uses  or  expansions 
are  not  allowed.  Uses  deemed  detrimental  to  the  quality  of  neighbor- 
hood environments  such  as  automobile  wrecking  yards  are  required  to 
terminate  their  operations  by  1980. 
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The  Residential  Zoning  Study,  a part  of  the  current  Department  of 
City  Planning  work  program,  is  examining  zoning  regulations  throughout 
residential  sections  of  the  city.  The  Non-Conforming  Use  program  is 
receiving  a thorough  evaluation  in  this  study. 


MIXED  LAND  USE 

When  the  boundaries  of  the  commercial  zones  were  reduced  in  the 
1960  rezoning,  an  attempt  was  made  to  include  all  fully  developed  com- 
mercial land  and  land  at  the  edge  of  the  100%  blocks  which  has  sub- 
stantial commercial  activity  and  seemed  likely  to  become  fully 
developed  commercially. 

In  most  commercial  districts  today  the  commercial  uses  extend  all 
the  way  to  the  zoning  boundaries.  However,  in  some  districts  economic 
pressures  and  changing  consumer  shopping  patterns  appear  to  have 
reduced  the  demand  for  all  the  land  zoned  for  commercial  use.  The 
interior  or  focal  points  of  the  district  generally  maintain  low 
vacancy  rates  while  vacancies  appear  at  the  fringes  of  the  district. 
However,  vacancies  are  not  confined  to  the  outermost  properties  but 
rather  are  mixed  among  viable  establishments  throughout  the  district 
(except  at  the  100%  points) . In  some  cases  these  units  remain  vacant 
while  in  others  the  unit  is  converted  to  another  use  or  else  demolished 
to  create  space  for  a new  commercial  use,  a residence  or  a parking  lot. 

The  presence  of  non-commercial  units  at  the  ground  level  such  as 
parking  lots  and  residential  units  disrupts  a continuous  frontage,  a 
very  important  characteristic  of  a healthy  commercial  district.  How- 
ever, mixed  land  use  has  another  dimension  which  is  not  detrimental  at 
all.  Many  commercial  buildings  have  residential  units  on  the  second 
and  third  floors.  If  the  commercial  district  is  not  located  on  a 
major  transportation  artery  with  its  attendant  problems,  second  floor 
residential  use  is  not  only  appropriate  but  actually  contributes 
pedestrian  activity  and  a pleasant  urban  atmosphere  for  which  many 
San  Francisco  shopping  streets  are  well  known. 

The  advantages  and  disadvantages  of  mixed  land  use  are  currently 
under  study  as  part  of  the  Residential  Zoning  Study.  In  addition,  the 
Department  intends  to  do  a Commercial  Zoning  Study  which  will  also 
examine  this  issue. 


TRANSITIONAL  DISTRICTS 

Changing  economic  conditions,  changes  in  consumer  preferences,  and 
shifts  in  the  local  residential  population  have  brought  changes  to 
neighborhood  commercial  districts.  Some  districts  such  as  sections 
along  Ocean  Avenue  are  declining  in  vitality.  A decreased  demand  for 
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local  retail  establishments  can  lead  to  vacancies  and  residential  con- 
versions as  mentioned  above.  This  decreased  demand  is  usually  a 
result  of  one  of  two  trends,  or  both.  Diminished  purchasing  power  in 
a relative,  if  not  absolute,  sense  may  reflect  changing  residential 
populations.  The  other  cause  of  lower  local  demand  may  stem  from  in- 
creased mobility  and  the  customers'  preference  for  driving  a greater 
distance  to  newer,  larger  retail  outlets  which  may  have  a larger 
selection  or  lower  prices  by  virtue  of  their  larger  volume. 

Other  districts,  such  as  Chestnut  Street  or  Union  Street  are 
expanding  or  experiencing  increased  vitality  and  sales  volume.  As 
downtown  retail  areas  become  more  congested,  many  customers,  especially 
those  who  live  in  the  more  affluent  neighborhoods,  may  find  it  conve- 
nient to  do  more  and  more  of  their  shopping  close  to  home.  This  in- 
crease in  local  purchasing  power  brings  renewed  or  increased  vitality 
to  the  neighborhood  district.  Business  establishments  are  healthier 
and  merchants  have  the  ability  to  improve  their  property  and  even 
extend  their  care  to  the  sidewalks  and  street  trees.  Pedestrian 
activity  becomes  intensified  and  the  district  may  develop  a reputation 
for  selling  specialty  items  such  as  antiques,  ethnic  cruisine,  or 
clothing . 

Rapid  growth  can  generate  problems  as  well  as  benefits.  With 
increased  demand  and  vitality  also  comes  increased  congestion,  par- 
ticularly in  terms  of  automobile  traffic.  Increased  traffic  and 
competition  for  parking  spaces  impedes  the  flow  of  vehicles,  makes 
merchandise  delivery  and  loading  difficult,  and  creates  pedestrian 
hazards . 


RE-USE  OF  LAND  WITHIN  COMMERCIAL  DISTRICTS 

Increased  vitality  can  also  mean  that  smaller,  independent  busi- 
nessmen, who  have  traditionally  served  the  local  population  with  con- 
venience items  and  services  such  as  hardware  and  shoe  repair,  are  re- 
placed by  exclusive  specialty  stores  or  larger  franchise  operations. 

The  three  most  common  uses  which  are  replacing  small  business  are 
branch  banks  and  savings  and  loan  institutions,  drive-in  uses  (banks, 
cleaners,  fast  food  establishments,  service  stations) , and  privately 
operated  parking  lots . 

In  order  for  these  larger  uses  to  fit  into  the  existing  districts 
it  is  sometimes  necessary  for  them  to  displace  several  small  businesses 
to  accumulate  land  parcels  of  sufficient  size.  Renovation  or  remodel- 
ing may  not  be  feasible,  leading  to  eventual  demolition  and  reconstruc- 
tion. New  buildings  often  do  not  include  replacement  of  any  original 
second  and  third  story  residential  units  and  the  architecture  may  or 
may  not  be  sensitive  to  local  styles.  Blank  bank  facades  and  drive- 
ways or  fast  food  outlets  and  parking  lots  create  dead  spaces  in  the 
commercial  frontage . This  disruption  of  frontage  results  in  the  frag- 
mentation and  isolation  of  pedestrian  oriented  sections  of  the 
district. 
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The  Department  of  City  Planning  has  developed  design  guidelines 
for  the  development  of  parking  lots,  fast  food  establishments  and 
financial  institutions.  The  City  Planning  Commission  endorsed  the 
guidelines  for  branch  banks  and  savings  and  loan  institutions  in 
December  1975.  In  addition,  the  City  Planning  Commission  may  insti- 
tute a Discretionary  Review  of  any  proposed  project  which  may  have  a 
significant  effect  on  the  locality.  The  Office  of  Environmental 
Review  also  evaluates  major  project  proposals. 

Gasoline  service  stations  in  San  Francisco  have  located  in 
neighborhood  commercial  districts  and  along  major  transportation 
routes.  There  are  also  some  stations  located  beyond  the  fringes  of 
commercial  districts  on  land  which  had  been  commercially  zoned  at  the 
time  of  their  development  but  which  has  since  been  zoned  for  resi- 
dential use. 

During  the  last  several  years  major  oil  companies  have  been  con- 
solidating their  operations,  expanding  at  their  more  successful  loca- 
tions and  closing  down  smaller,  less  profitable  stations.  The 
expanded  stations  tend  to  be  located  on  high  traffic  routes  and  the 
stations  which  are  being  phased  out  are  those  in  the  less  active  com- 
mercial and  residential  areas.  The  recent  energy  crisis  has  accel- 
erated this  process  to  a certain  extent  and  has  also  forced  some  of 
the  smaller,  independent  service  stations  out  of  business. 

As  a result  of  this  consolidation  process  there  are  a number  of 
vacant  gas  station  sites  available  for  re-use.  Some  of  these  sites 
in  the  residential  areas  are  being  converted  to  housing,  but  in  the 
busier  commercial  and  auto  oriented  areas  different  types  of  busi- 
nesses are  moving  in.  In  some  cases  the  vacant  station  becomes  a 
parking  lot,  an  auto  wrecking  or  salvage  operation  or  a do-it-your- 
self auto  repair  garage  where  customers  can  rent  tools  to  work  on 
their  cars  themselves.  For  this  kind  of  re-use  the  original  building 
and  improvements  are  retained  or  only  slightly  modified. 

More  frequently  the  new  use  demands  a different  or  larger  build- 
ing and  the  site  must  be  cleared.  Demolition  expenses  are  generally 
lower  for  service  stations  than  other  commercial  structures  and  this 
may  enhance  the  attractiveness  of  these  sites  to  firms  with  special 
building  requirements.  Fast  food  outlets,  grocery  franchises,  and 
banks  have  been  expressing  increased  interest  in  these  sites  which 
are  some  of  the  few  sources  of  commercial  land  available  for  new  con- 
struction at  reasonable  costs. 
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AUTO  CONGESTION 

The  development  of  commercial  districts  prior  to  extensive  auto- 
mobile  ownership  and  some  of  the  ensuing  conflicts  have  been  noted  in 
other  sections  of  this  report.  The  increase  in  auto  usage  has  had  a 
profound  impact  on  neighborhood  commercial  districts.  The  problems 
generated  by  the  conflicts  between  the  strip  commercial  development 
and  the  automobile  are  reiterated  here  for  emphasis. 

The  congestion  created  by  the  introduction  of  a great  many  auto- 
mobiles into  a relatively  small  commercial  district  may  extend  beyond 
the  commercial  district  itself  and  into  the  adjacent  residential  dis- 
tricts. The  volume  of  shoppers  cars  limits  the  flow  of  buses,  street- 
cars, and  other  autos  which  may  just  be  passing  through. 

In  the  case  of  a commercial  district  located  on  a busy  traffic 
artery,  traffic  volume  may  jeopardize  pedestrian  safety  and  conve- 
nience to  the  extent  that  one  side  becomes  isolated  from  the  other. 


Most  of  the  older  neighborhood  commercial  districts  (and  most  of 
them  are  older)  do  not  include  off-street  loading  facilities.  When 
deliveries  cannot  be  made  during  non-business  hours,  congestion  is 
intensified  by  automobile  and  bus  traffic. 

Parking  for  linear  or  strip  commercial  districts  is  an  issue 
that  has  been  plaguing  American  shopping  districts  since  the  auto- 
mobile has  been  in  widespread  use.  The  trade-off  between  the  pro- 
vision of  ample  parking  and  the  preservation  of  pedestrian  ambience 
is  difficult  to  measure.  The  Department  of  City  Planning  and  the 
Department  of  Public  Works  are  currently  developing  policies  to  guide 
parking  in  neighborhood  commercial  districts. 


BUSINESS  FAILURE 

The  reasons  for  business  failures  are  many:  some  of  them  relate 
to  the  internal  operations  of  the  business,  such  as  poor  management, 
or  inappropriate  merchandise.  Many  of  these  reasons  are  beyond  the 
scope  of  the  public  sector  to  influence. 

While  some  businesses  fail  even  in  the  most  prosperous  commer- 
cial districts,  there  are  certain  commercial  districts  where  there 
are  many  marginal  or  even  failing  businesses.  In  addition  to 
reasons  relating  to  their  internal  operations,  businesses  in  these 
marginally  healthy  districts  may  be  failing  because  the  districts 
are  suffering  from  adverse  conditions  associated  with  their  location 
such  as  lack  of  buying  power  in  the  locale,  high  crime  rates,  or  dis- 
advantaged physical  conditions  such  as  deteriorated  buildings  or 
streets,  inadequate  access,  transit,  or  parking. 
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This  section  outlines  the  major  concerns  of  residents,  merchants, 
and  shoppers  regarding  neighborhood  commercial  districts  throughout 
the  city.  Most  of  these  issues  present  themselves  in  different 
combinations  and  to  varying  degrees  in  all  districts.  Some  issues 
such  as  the  non-conforming  use  question  may  occur  consistently 
throughout  the  entire  city  and  be  susceptable  to  uniform  control  under 
a citywide  ordinance  or  program.  The  Department  intends  to  study 
these  broad  issues  not  only  within  the  context  of  the  Residential  Zon- 
ing Study  which  is  currently  in  progress,  but  also  in  a separate  Com- 
mercial Zoning  Study  which  will  begin  in  1977. 

Other  factors  influencing  the  vitality  of  neighborhood  commercial 
districts  may  be  uniquely  combined  in  each  district,  thus  requiring 
individual  study.  It  will  not  be  possible  for  the  Department  to 
perform  extensive  analyses  of  each  and  every  commercial  district  in 
the  city  but  prototype  studies  will  be  done  in  selected  areas  for 
individual  neighborhood  or  merchant  groups  to  use  as  models  for  their 
own  analysis  and  improvement. 
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APPENDIX  I 

CHARACTERISTICS  OF  NEIGHBORHOOD  COMMERCIAL  DISTRICTS 


The  information  presented  in  Tables  was  gathered  as  part  of  a 
field  observation  project  in  the  Fall  of  1975.  The  following  items 
were  evaluated: 


SIZE 

1  The  number  of  ground  floor  storefronts  were  counted  to  give 

a general  idea  of  the  overall  size  of  the  commercial  district 
and  to  develop  the  vacancy  rate  described  below.  To  facilitate 
data  collection,  only  those  storefronts  clearly  visible  from 
the  street  or  sidewalk  were  included. 


CONFIGURATION 

2 The  configuration  is  noted  to  give  another  indication  of  the 

3 size  and  shape  of  the  district.  Most  of  the  districts  are 

4 strip  commercial  or  linear  districts  and  in  these  cases  the 
number  of  blocks  is  given  but  it  should  be  understood  that  the 
blocks  are  not  a standardized  length.  Consideration  of  the 
length  of  the  linear  districts  in  conjunction  with  the  number 
of  business  establishments  gives  a sense  of  the  density  of  the 
district.  Districts  designated  as  nodes  are  typically  very 
small  and  stores  are  found  on  several  or  all  streets  radiating 
from  a central  point.  Only  a few  shopping  centers  are  found  in 
San  Francisco  and  these  are  generally  characterized  by  larger, 
newer  developments  with  stores  clustered  in  the  center  of  a 
large  parking  lot. 


VACANCIES 

5  Vacancies  were  counted  from  the  same  group  of  businesses  counted 
for  Item  1 above.  Vacancies  above  the  ground  floor  or  behind 
the  main  frontage  are  not  included.  Storefronts  which  appear 
closed  permanently  and  those  apparently  not  used  for  retail  or 
service  functions  are  considered  vacant  as  they  represent  a 
break  in  the  frontage.  The  percentage  of  vacancies  is  a ratio 
of  vacancies  to  total  business  establishments  determined  as 
described  above. 
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RESIDENTIAL  USE  - ABOVE  GROUND  FLOOR 

7 A majority  of  the  commercial  districts  have  residential  use 

8 above  the  ground  floor.  In  some  districts  nearly  every  store 

9 has  residential  use  above,  in  other  districts  two  and  three 
story  buildings  are  occasionally  mixed  in  with  single  story 
commercial  units.  Much  of  the  newer  construction  and  shop- 
ping center  type  districts  have  no  dwelling  units  at  all. 


BROKEN  FRONTAGE  - GROUND  FLOOR 

10  Continuous  ground  floor  frontage  seems  to  be  an  important  factor 

11  in  the  vitality  of  neighborhood  commercial  districts.  While 

12  this  characteristic  may  or  may  not  bear  a casual  relationship  to 

13  the  economic  health  of  a shopping  area  there  does  appear  to  be 

14  some  correlation  with  other  indicators.  Streets  where  business 

15  cluster  together  in  a few  cohesive  blocks  tend  to  have  a 
stronger  commercial  image  and  invite  pedestrian  activity.  Those 
districts  with  strung  out  frontages  interrupted  by  residential 
units,  parking  lots,  or  drive-in  uses  generally  lack  not  only 
busy  pedestrian  activity  but  other  characteristics  of  prosperous 
commercial  districts. 


BUILDING  FACADES 

16  Building  condition  was  established  by  a "windshield"  summary  of 

17  the  exterior  appearance  of  the  commercial  structures.  A thorough 

18  interior  and  exterior  inspection  was  not  undertaken.  This 
limitation  makes  it  difficult  to  evaluate  structural  inadequacies 
and  therefore  only  the  worst  examples  are  classified  as  needing 
structural  repairs.  In  some  districts  there  are  substantial 
numbers  of  buildings  which  are  well  maintained  mixed  among  build- 
ings needing  minor  repairs  or  repainting.  In  these  cases  both 
categories  are  indicated. 


STREET  TREES 

19  Street  trees  can  be  a relatively  inexpensive  way  to  improve  the 

20  attractiveness  of  a commercial  district.  Almost  all  districts 

21  have  at  least  some  street  trees  and  virtually  no  medium  sized 
or  larger  districts  have  large  healthy  trees  throughout  their 
entire  length.  Commercial  districts  are  evaluated  as  to  whether 
the  absence  or  abundance  of  trees  is  especially  noticeable  or 
whether  there  appears  to  be  sufficient  number  of  trees  more  or 
less  evenly  distributed  throughout  the  district. 
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CLIENTELE 

22  Establishing  the  trade  area  of  a commercial  district  requires 

23  extensive  field  survey  work  which  is  beyond  the  scope  of  this 

24  report.  Therefore,  approximate  trade  areas  for  each  commercial 

25  district  are  estimated  based  primarily  on  the  mix  of  goods 
available,  size,  accessibility,  and  apparent  volume  of  business. 

Individual  corner  grocery  stores  and  very  small  commercial  nodes 
are  not  enumerated  as  separate  districts  but  rather  are  mentioned 
in  the  sections  describing  the  planning  areas. 

There  are  a few  groups  of  stores  (and  very  large  individual 
stores  such  as  supermarkets)  which  were  considered  extensive 
enough  to  be  called  commercial  districts  but  still  appear  to 
have  limited  trade  areas.  These  have  been  included  because 
despite  their  size  or  isolation  they  constitute  an  important 
local  resource. 

Most  districts  serve  not  only  the  immediate  residential  popula- 
tion but  a wider  segment  of  the  neighborhood.  The  trade  area 
of  these  districts  may  vary  from  a few  blocks  to  an  entire  plan- 
ning area,  or  in  some  cases,  an  even  larger  portion  of  the  city. 
Generally,  as  the  size  and/or  uniqueness  or  mix  of  goods  expands 
the  trade  area  increases . In  some  cases  shoppers  come  from  all 
parts  of  the  city  and  a few  districts  such  as  Downtown,  China- 
town, and  Fisherman's  Wharf  are  national  tourist  attractions. 

In  most,  but  not  all  cases  the  hierarchy  of  trade  areas  is 
nested,  that  is,  a district  with  a citywide  clientele  usually 
serves  the  general  neighborhood  and  immediate  residents  as  well. 


MIX  OF  GOODS  AVAILABLE 

26  The  size  of  the  trade  area  tends  to  correspond  to  the  range  of 

27  goods  available  in  a commercial  district.  However,  some 

28  districts  with  a concentration  of  a few  unique  specialty  shops 

29  have  a larger  trade  area  than  a larger  district  with  a wider 

30  selection  of  merchandise  or  services.  The  extent  of  professional 

31  offices  varies  from  district  to  district  but  nearly  all  except 
the  smallest  districts  have  a doctor  or  lawyer.  Drive-in  uses 
are  a relatively  recent  phenomenon  in  San  Francisco  and  under- 
standibly  locate  on  high  traffic  streets. 
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WIDTH  OF  STREET/VOLUME  OF  TRAFFIC  AND  NOISE/BUS  SERVICE 

32  The  only  one-lane  street  with  commercial  activity  in  San 

33  Francisco  is  Grant  Avenue,  both  along  the  Upper  Grant  section 

34  and  in  Chinatown.  There  are  several  streets  which  have  only 

35  two  lanes  of  traffic  marked  (one  in  each  direction)  but  which 

36  are  actually  wide  enough  to  accommodate  more  than  two  lanes  of 

37  moving  traffic.  In  these  cases  the  observed  pattern  of  use  is 

38  indicated  in  the  matrix. 

The  commercial  districts  are  about  equally  split  as  to  the 
width  of  the  street  and  there  appears  to  be  little  correlation 
between  transportation  related  indicators  (width  of  street, 
traffic  volume  and  noise,  bus  service,  and  auto-pedestrian 
orientation)  and  vacancies,  broken  frontage,  or  building  main- 
tenance. As  expected,  there  is  an  internal  consistency  among 
these  indicators . 


ORIENTATION 

40  San  Francisco's  commercial  districts  were  developed  along  major 

41  transportation  routes  when  most  customers  arrived  to  shop  on 
public  transit  or  on  foot  rather  than  automobiles.  Accordingly, 
districts  were  not  designed  to  provide  parking  lots. 

Today's  widespread  use  of  the  automobile  has  drastically  altered 
retailing  techniques  and  the  modern  suburban  shopping  center  is 
the  result.  Newer  cities  and  expansive  suburbs  can  provide  park- 
ing for  retail  centers  because  the  large  undeveloped  parcels  of 
land  which  are  necessary  are  generally  available. 

San  Franciscans,  like  other  Americans,  rely  heavily  on  their 
private  automobiles  for  transportation.  While  public  transit 
is  a viable  alternative  for  the  trip  to  work,  it  is  less  so  for 
the  shopping  trip.  This  is  especially  true  for  grocery  shopping. 
The  development  of  the  refrigerator  and  freezer  have  combined 
with  the  use  of  the  automobile  and  allowed  families  to  purchase 
a week's  supply  of  groceries  at  one  time.  Some  trips  such  as  a 
quick  visit  to  the  florist,  shoemaker,  or  doctor  do  not  require 
the  transporting  of  large  bulky  parcels  but  a shopping  trip  to 
all  of  the  above  plus  the  grocery  or  drug  store  complicates  the 
expedition.  Large  or  bulky  parcels  are  awkward  to  carry  on 
public  transit  and  shoppers  often  prefer  to  drive  to  their  com- 
mercial districts  even  though  they  may  be  within  walking  dis- 
tance . 


. 
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ORIENTATION  (cond.) 

This  increased  volume  of  automobile  traffic  and  parking  demand 
is  not  easily  accommodated  in  the  commercial  districts  developed 
prior  to  the  automobile  revolution.  Some  commercial  districts 
have  yielded  to  the  pressure  for  traffic  and  parking  space  and 
others  have  not. 

This  report  evaluates  the  volume  of  pedestrian  and  auto  activity 
in  each  commercial  district.  Districts  which  exhibit  large 
volumes  of  traffic  where  most  customers  drive  to  the  district, 
park  near  a certain  retail  outlet,  make  one  or  two  purchases 
and  drive  away  with  a minimum  of  pedestrian  activity  are  con- 
sidered auto  oriented.  The  large  individual  supermarket  (often 
isolated  by  a parking  lot)  is  an  example  of  this  type  of 
district.  It  is  recognized  that  the  only  truly  exclusively  auto 
oriented  facility  is  one  such  as  a drive-through  bank  or 
cleaners  which  does  not  require  the  customer  to  leave  the  auto- 
mobile; all  other  retail  activities  involve  at  least  some  ped- 
estrian activity. 

The  pedestrian  oriented  district  is  one  with  a relatively  low 
amount  of  auto  activity  in  relation  to  pedestrian  activity. 

The  customer  drives  (or  walks  or  takes  transit)  to  the  district 
and  walks  from  store  to  store  and  through  the  district  rather 
than  simply  between  the  car  and  the  store.  Most  districts  can 
be  both  auto  oriented  or  pedestrian  oriented  depending  on  the 
individual  customer.  The  Stonestown  shopping  center  is  an 
example  of  a district  which  is  both  auto  and  pedestrian  oriented 
at  the  same  time.  Many  people  drive  to  the  district,  indicating 
an  automobile  orientation  but  once  out  of  the  parking  lot  the 
district  is  exclusively  pedestrian  oriented  within  the  vehicle- 
free  mall. 


PARKING 

Parking  is  an  important  aspect  of  commercial  districts.  The 
San  Francisco  Departments  of  City  Planning  and  Public  Works 
recently  completed  a joint  report  on  parking  policies  and 
programs  along  with  a report  on  parking  conditions  and  trends. 
For  this  reason,  a parking  inventory  has  not  been  done  in  this 
report.  Parking  issues  are  discussed  in  other  sections  of  this 
report. 
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APPENDIX  II 


BUSINESS  AND  PAYROLL  TAX  ANALYSIS 

The  following  column  headings  have  been  used  throughout  this 
report  to  identify  the  results  of  the  Business  and  Payroll  Tax 
analysis  performed  by  the  Department  of  City  Planning  in  conjunction 
with  the  Office  of  the  Tax  Collector  and  the  Systems  and  Data  Process- 
ing Division  of  the  Controller's  Office. 

Gross  Receipts  Accounts:  The  number  of  businesses  paying  Gross 

Receipts  Tax.  Accounts  paying  Gross  Receipts  (G/R)  Tax  are  separate 
and  different  from  those  paying  Payroll  Expense  (P/E)  Tax.  There- 
fore, the  columns  for  G/R  Accounts  and  P/E  Accounts  are  mutually  ex- 
clusive. When  added  together  G/R  Accounts  and  P/E  Accounts  equal  the 
total  number  of  businesses  filing  returns  in  San  Francisco. 

Gross  Receipts:  The  total  amount  charged  or  received  for  all 

sales  of  goods,  services  performed,  etc.,  including  all  receipts, 
cash  credits  and  property  but  excluding  bad  debts,  returned  merchan- 
dise, cash  and  trade  discounts. 

Gross  Receipts  Tax:  Tax  due  as  calculated  from  Business  Tax 

Ordinance,  which  is  summarized  as  titled  below.  Business  Classifica- 
tions and  Tax  Table. 

Average  Gross  Receipts:  The  average  (mean)  amount  of  gross 
receipts  collected  by  each  G/R  Tax  paying  account.  This  figure  is 
computed  by  dividing  the  total  number  of  G/R  Accounts  into  the  total 
amount  of  gross  receipts. 

Payroll  Expense  Accounts:  The  number  of  businesses  paying  Pay- 

roll Expense  Tax.  These  accounts  are  separate  from  the  G/R  Accounts. 

Payroll  Expense : The  total  amount  of  payroll  expense  paid  by 

accounts  filing  P/E  Tax  returns. 

Payroll  Expense  Tax:  Payroll  Expense  Tax  is  paid  at  the  rate 

of  one  percent  (1%)  of  total  payroll  expense.  Apparent  discrepancies 
between  P/E  and  P/E  Tax  columns  are  due  to  rounding  and  sub-totaling 
of  accounts. 

Average  Payroll  Expense:  The  average  amount  of  payroll  expense 

for  each  P/E  Account. 
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Delinquent  Accounts:  The  number  of  establishments  which  were 

delinquent  in  payment  at  the  time  of  the  file  check  (2/3/76) . The 
amount  of  delinquent  tax  does  not  appear  in  either  G/R  Tax  or  P/E 
Tax  columns  until  it  is  paid.  When  eventually  paid  the  tax  is 
posted  in  the  appropriate  column  for  the  year  in  which  it  was  assessed 
(not  the  year  in  which  it  was  actually  paid)  and  the  designation  in 
the  Delinquent  column  is  removed. 

Sub-Location : Business  establishments  with  more  than  one  loca- 

tion (supermarket  chains,  etc.)  may  report  under  one  account  number 
and  file  one  return  for  all  locations.  In  such  cases  the  entire  tax 
return  is  registered  at  the  central  location  and  each  sub-location  is 
marked  by  an  entry  in  the  Sub-Location  column.  This  reporting  format 
distorts  the  figures  presented  by  geographical  area  to  the  extent  that 
major  chain  establishments  are  eliminated  from  multiple  listings  and 
appear  as  one  composite  return  at  a central  location.  However,  a 
major  concern  of  this  report  is  the  vitality  of  the  independent  small 
businessman  and  in  this  regard  the  figures  are  useful. 

Inactive  Accounts:  Files  for  any  establishment  which  goes  out 

of  business  are  retained  in  an  Inactive  classification  for  a period 
of  four  years,  to  facilitate  reopening  of  the  account  should  the  busi- 
ness start  up  again.  The  figure  in  the  Inactive  column  represents 
the  number  of  accounts  which  have  been  closed  within  the  last  four 
years.  After  four  years  the  account  is  deleted.  If  the  account  is 
reopened  the  designation  in  the  Inactive  file  is  also  deleted. 

Total  Accounts:  Total  of  G/R  Accounts  and  P/E  Accounts.  This 

figure  represents  the  total  number  of  establishments  paying  taxes 
in  San  Francisco. 

Total  Taxes : The  total  dollar  amount  of  taxes  collected  for 

both  G/R  Taxes  and  P/E  Taxes. 

Commercially  and  Industrially  Used  Land:  The  total  amount  of 

acreage  used  for  either  commercial  or  industrial  use,  as  determined 
by  the  1970  Land  Use  Survey  conducted  by  the  Department  of  City  Plan- 
ning . 


Taxes  Per  Acre:  The  mean  total  amount  of  taxes  collected  per 

acre  of  commercially  and  industrially  zoned  land.  This  ratio  was 
created  to  present  a standardized  statistic  which  could  be  used  for 
comparison  of  different  sized  districts  throughout  the  city. 
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Delinquent  Accounts  Index:  The  ratio  of  Delinquent  accounts  to 

total  accounts.  The  figure  is  not  a percentage  since  the  two  cate- 
gories are  mutually  exclusive;  it  describes  the  relative  incidence  of 
Delinquent  accounts  in  each  planning  area. 

Sub-Location  Index:  The  ratio  of  accounts  paying  taxes  at  an 

alternate  location  to  total  accounts . The  figure  is  not  a percent- 
age since  the  two  categories  are  mutually  exclusive;  it  describes  the 
relative  incidence  of  accounts  paying  at  alternate  locations  in  each 
planning  area. 

Inactive  Accounts  Index;  The  ratio  of  Inactive  accounts  to 
total  accounts.  The  figure  is  not  a percentage  since  the  two  cate- 
gories are  mutually  exclusive;  it  describes  the  relative  incidence  of 
Inactive  accounts  in  each  planning  area. 
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BUSINESS  CLASSIFICATIONS  AND  TAX  TABLE 


The  various  classifications  which  are  used  to  categorize  busi- 
nesses and  determine  the  Gross  Receipts  tax  rate  are  listed  below  with 
the  current  1974  tax  rate.  Due  to  data  processing  limitations,  this 
report  does  not  analyze  the  returns  according  to  business  classifica- 
tions . 

The  Payroll  Expense  Tax  is  one  percent  (1%)  of  the  payroll 
expense  attributable  to  San  Francisco  and  is  uniform  across  all  busi- 
ness classifications. 


Business  Classification 

Tax  Rate  per  $1000.00 
or  Fraction  Thereof 

Minimum 

Tax 

00  Fixed  Place  of  Business 

$ 

$24.00 

01  Commission  Merchant  or 
Broker 

2.00 

8.00 

02  Contractors 

2.00 

24.00 

03  Hotel,  Apartments* 

1.00 

15.00 

04  Laundry,  Cleaning  and 
Dyeing 

1.00 

15.00 

05  Lending  Money,  etc. 

— 

600.00 

06  Personal  Property  Rental 

2.00 

24.00 

07  Other  Businesses 

2.00 

24.00 

08  Retail  Sales 

1.00 

15.00 

09  Storage,  Freight 
Forwarding 

2.00 

24.00 

10  Telephone,  Gas,  Electric, 
Steam,  Railroad  Services 

.80 

16.00 

11  Transporting  Persons  for 
Hire 

2.00 

24.00 

Apartments  in  structures  of  4+  units  and  hotels  are  liable  for  the 
tax.  A large  number  of  the  total  accounts  are  in  this  classifica- 
tion. 
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Business  Classification 

12  Trucking,  Hauling 

13  Wholesale  Sales 

14  Architects  and  Engin< 


Tax  Rate  per  $1000.00 
or  Fraction  Thereof 

Special  Instruction 

.80 

2.00 


Minimum 

Tax 

$12.50 

16.00 

24.00 
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